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September  20,  1961 


Mayor  Nathan  Phillips,  Q.C.,  and 
Members  of  City  Council. 


Your  Worship,  Ladies  and  Gentlemen: 


Re:  Deer  Park  Planning  District 


We  have  pleasure  in  submitting  herewith  the  following: 

-  Deer  Park  Planning  District  Appraisal 

-  Deer  Park  Planning  District  Appraisal:  Supplementary  Report 

-  Deer  Park  Planning  District  Appraisal:  Submissions  Received 

The  recommendations  of  the  Planning  Board  are  contained  in  the 
final  chapter  of  the  Supplementary  Report.  They  were  adopted  by  the 
Board  at  its  Special  Meeting  of  September  19th,  1961. 

The  bound  volume  entitled  "Submissions  Received"  contains  all 
written  submissions  received  up  until  the  time  of  preparation  of  the 
Supplementary  Report.  Certain  additional  submissions  received  later 
are  included  in  loose  form  in  this  publication.  The  appendices  of 
the  Supplementary  Report  contain  summaries,  by  area  and  subject,  of 
these  written  submissions  and  of  the  comments  made  at  the  public 
meetings  held  by  the  Planning  Board  in  the  planning  district. 

Members  of  Council  are,  of  course,  well  aware  of  the  long  process 
of  study,  consultation,  and  public  discussion  that  has  preceded  the 
final  recommendations  of  the  Planning  Board.  The  Board  is  confident 
that  City  Council  and  its  Committees,  in  making  their  decisions  on  this 
matter,  will  keep  in  mind  at  all  times  the  need  to  adopt  and  maintain  a 
plan  which  is  sound  and  well  balanced  in  terms  of  stability,  while 
accommodating  future  development,  and  one  that  can  and  will  inspire 
confidence  on  the  part  of  the  residents  and  business  interests  in  the 
area.  We  believe  that  the  proposals  of  the  Planning  Board  will  achieve 
this  desirable  end. 


Respectfully , 


W.  Harold  Clark, 
Chairman . 


CITY  OF  TORONTO  PLANNING  BOARD 


DEER  PARK  PLANNING  DISTRICT  APPRAISAL 

SUPPLEMENTARY  REPORT 


CHAPTER  I  :  INTRODUCTION 


The  Planning  Board  at  a  Special  Meeting  on  January  24th,  1961, 
adopted  the  Deer  Park  Planning  District  Appraisal  for  the  purposes  of 
discussion  with  all  concerned  and  directed  that  the  results  of  such 
discussions  and  representations  be  set  out  in  a  Supplementary  Report 
to  be  submitted  for  the  consideration  of  the  Board.  For  the  purpose 
of  public  discussion  of  the  Appraisal  the  Board  directed  that  public 
meetings  be  held  for  each  of  the  Areas  into  which  the  District  was 
divided  for  appraisal  purposes  and  that  all  residents  and  property 
owners  be  sent  a  copy  of  the  short  version  of  the  Appraisal  "The  Plan 
for  Deer  Park",  together  with  an  invitation  to  attend  the  public 
meetings . 

This  report  sets  out  the  results  of  the  discussions  that  were  held 
and  analyzes  the  representations  that  were  made  both  in  writing  and  at 
the  public  meetings  themselves,  and  proposes  such  changes  to  the  recom¬ 
mendations  made  in  the  Appraisal  as  seem  desirable  in  the  light  of  all 
representations  received  and  further  investigations  by  the  Staff  of  the 
Planning  Board. 

ARRANGEMENT  OF  REPORT 


This  Supplementary  Report ,  for  purposes  of  convenience  and  ease  of 
comparison  with  the  original  Appraisal,  is  arranged  so  that  the  dis¬ 
cussion  takes  place  in  parallel  with  the  Appraisal  itself.  The  follo¬ 
wing  Chapters  are  included: 

Page 


Chapter  I 
Chapter  II 
Chapter  III 
Chapter  IV 


Chapter  V 
Appendix  I 
Appendix  II 
Appendix  III  - 

Appendix  IV  - 


Introduction  l 

The  Plan  in  General  7 

Roads ,  Parks  and  Schools  14 

The  Plan  in  Detail 

Area  1  :  The  St.  Clair  -  Yonge  Centre  19 

Area  2  :  Oriole  -  North  Hill  31 

Area  3  :  Woodlawn  -  Summerhill  46 

Area  4  :  Ardwold  Gate  -  South  Hill  54 

Area  5  :  Davenport  Road  63 

Area  6  :  Casa  Loma  -  Wells  Hill  66 

Revised  Recommendations  75 

Summary  of  Comments  and  Submissions 
Names  and  Addresses  of  Submissions 


Names  and  Addresses  of  Persons  Making  Comments  at 
Public  Meetings 
Zoning  Applications 
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In  addition  to  the  above,  the  complete  written  submissions  have 
been  compiled  and  reproduced  in  limited  quantities  for  the  use  of 
Members  of  the  Planning  Board,  of  City  Council  and  officials  of  Civic 
Departments. 

In  this  report: - 

-  Chapter  II  corresponds  to  Chapter  V  of  the  original  Appraisal 

-  Chapter  III  corresponds  with  Chapter  VII  of  the  original 
Appraisal 

-  Chapter  IV  corresponds  with  Chapter  VIII  or  the  original 
Appraisal 

-  Chapter  V  corresponds  to  and  is  a  revised  version  of  Chapter 
IX  of  the  original  Appraisalo 

DISTRIBUTION  OF  REPORTS  AND  THE  PUBLIC  MEETINGS 


Following  the  Special  Meeting  of  the  Planning  Board,  400  copies  of 
the  full  Appraisal  were  sent  out  to  all  City  and  Metropolitan  Council 
Members,  Civic  Departments,  Executives  of  Ratepayers'  Associations,  local 
libraries,  schools,  churches  and  other  organizations  in  the  area.  Copies 
were  also  sent  to  the  Toronto  Real  Estate  Board  and  the  Metropolitan 
Toronto  Board  of  Trade.  Another  200  copies  were  sent  out  from  time  to 
time  as  requests  were  received  from  individuals  and  organizations  with 
a  particular  interest  in  the  full  Study. 

The  Short  Report,  "Plan  for  Deer  Park",  was  prepared  and  printed 
ready  for  distribution  at  the  beginning  of  March.  The  original  mailing, 

1  copy  to  every  owner  or  tenant  listed  on  the  Assessment  Rolls  in  the 
Deer  Park  Planning  District,  amounted  to  approximately  11,500  copies. 

With  each  copy  was  enclosed  an  invitation  to  attend  the  public  meetings. 


Public  meetings  were  held  as  shown 


Area  2A 
Area  2B 
Area  3 
Area  4 
Areas  5 
and  6 
Area  1 


Thursday,  March  16 
Tuesday,  March  21 
Thursday,  March  23 
Monday,  March  27 

Tuesday,  March  23 
Tuesday,  April  11 


in  the  following  schedule: 
Brown  Public  School 
Brown  Public  School 

■  Cottingham  Public  School 

■  Brown  Public  School 

Hillcrest  Public  School 
•  Deer  Park  Public  School 


The  areas  concerned  are  indicated  on  Figure  1  (This  map  also 
appears  in  Appendix  I).  At  each  meeting,  following  a  general  session 
at  which  presentations  were  made  to  the  entire  audience  by  a  represen¬ 
tative  of  the  Planning  Board,  by  a  member  of  the  Planning  Board  Staff 
and  by  local  residents  and  aldermen,  each  meeting  divided  into  groups 
for  the  purposes  of  discussion.  The  approximate  areas  from  which 
these  groups  drew  their  attendance  are  also  indicated  on  Figure  1. 


Attendance  at  the  meetings  varied  from  130  persons  on  Tuesday, 
March  21,  to  280  persons  on  Tuesday,  April  11.  All  but  one  meeting 
was  attended  by  over  200  persons  and  the  total  attendance  at  all  6 
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meetings  was  estimated  at  approximately  1,400  persons. 

In  addition  to  the  mailing  of  the  short  publication  and  the 
enclosed  notice  of  meeting,  display  advertisements  were  inserted  prior 
to  the  meetings  in  the  three  major  Toronto  newspapers,  setting  out  the 
boundaries  of  the  district  and  the  dates  of  the  meetings. 

The  Ratepayers  Associations  in  the  area  also  notified  their  own 
membership  of  the  forthcoming  meetings.  In  comparison  with  the  total 
number  of  invitations  sent  out,  it  is  interesting  to  note  that  no  more 
than  a  dozen  complaints  were  received  by  the  Planning  Board  at  any 
time  prior  or  subsequent  to  the  meetings,  that  notice  had  not  been 
received  of  the  meetings. 

At  the  public  meetings  extracts  from  the  main  report  were  handed 
out  to  each  person  attending  so  that  they  might  have  before  them  the 
full  detail  of  the  report  as  it  concerned  their  particular  area  of 
the  district.  In  addition  to  the  approximately  1,400  extracts  thus 
distributed,  several  hundred  more  copies  of  various  extracts  were  dis¬ 
tributed  at  the  request  of  Ratepayers  Associations,  Yonge  -  St.  Clair 
Businessmen's  Association,  and  other  groups,  as  well  as  to  individuals. 
In  addition  to  the  public  meetings  held  in  March  and  April,  the 
Planning  Board  Staff  arranged  for  meetings  with  Ratepayers  Associations 
and  other  groups.  Aldermen  of  the  Wards  concerned,  both  before  and 
after  the  publication  of  the  Appraisal.  In  all,  some  25  such  meetings 
were  held,  of  which  13  took  place  after  publication  of  the  Appraisal. 

Discussions  prior  to  publication  of  the  Appraisal  took  place  with 
5  existing  Ratepayer  Associations.  After  the  Appraisal  was  published 
3  new  Associations  were  formed  in  areas  where  there  had  previously  been 
no  Association  and  a  number  of  the  meetings  referred  to  above  were 
held  with  these  Associations  or  their  representatives. 

Participating  in  most  of  the  meetings  were  the  Aldermen  of  the 
Ward.  Alderman  Margaret  Campbell,  in  addition  to  her  role  as  an 
alderman  of  one  of  the  Wards  concerned,  also  attended  meetings  in 
other  Wards  as  Chairman  of  the  Council's  Committee  on  Buildings  and 
Development.  Controller  Givens  attended  several  meetings  as  Controller 
and  as  representative  of  the  Mayor  on  the  City  of  Toronto  Planning 
Board.  Members  of  the  Ratepayers  Associations,  the  Yonge  -  St.  Clair 
Businessmen's  Association,  the  Hillcrest  Home  and  School  Association 
and  other  private  residents  and  business  men  participated  in  the  panel 
discussions  and  as  Chairmen  of  the  discussion  groups.  The  Board  of 
Education  and  the  schools'  staff  were  helpful  in  arranging  accomoda¬ 
tion. 

SUBMISSIONS  RECEIVED 


Since  the  publication  of  the  report  72  briefs,  letters  and  other 
submissions  have  been  received.  A  summary  of  the  submissions  is 
attached  as  an  Appendix  to  this  report,  arranged  for  convenience  by 
classifying  the  comments  according  to  the  arrangement  of  this  report. 
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The  summaries  omit,  of  necessity,  much  of  the  detail  and  reasoning 
contained  in  the  original  submissions.  However,  in  order  that  the 
Planning  Board  Members,  City  Council  Members  and  others  most  directly 
concerned  may  have  access  to  the  full  submissions  (many  of  which  were 
very  carefully  prepared  and  fully  documented  and  illustrated)  they 
have  been  reproduced  and  issued  in  the  form  of  a  separate  document 
entitled  "Deer  Park  Planning  District  -  Submissions  Received". 

In  addition  to  the  comments  made  at  public  meetings  and  the  sub¬ 
missions,  a  number  of  formal  applications  for  zoning  changes  have  been 
filed  with  the  City  Clerk  and  are  awaiting  consideration  of  the  Apprai¬ 
sal  and  Supplementary  Report  by  the  Committee  on  Buildings  and  Develop¬ 
ment  before  they  are  dealt  with.  These  formal  applications  are  included 
in  Appendix  IV  and  commented  on  in  the  course  of  the  report. 

Since  the  Appraisal  was  published  there  have  been  at  least  300 
personal  calls  or  telephone  inquiries  to  the  office  of  the  Planning 
Board  in  relation  to  the  Appraisal. 

GENERAL  COMMENT  ON  THE  APPRAISAL  AND  CONDUCT  OF  PUBLIC  MEETINGS 


The  Planning  Board  was  well  aware  even  before  the  publication  of 
the  Appraisal  that  many  of  the  proposals  and  recommendations  would  be 
controversial,  and  be  the  cause  of  much  discussion.  This  expectation 
was  well  borne  out  by  the  attendance  and  discussion  that  took  place  at 
the  public  meetings  and  by  the  large  number  of  submissions  received 
since.  By  and  large,  however,  there  has  been  little  controversy  about 
the  planning  objectives  for  the  district  and  the  general  plan  for  the 
area  as  a  whole.  The  points  of  controversy  have  tended  to  centre 
around  details  of  zoning  and  around  some  of  the  more  difficult  issues 
which  were  recognized  as  such  in  the  Appraisal,  such  as  the  problem  of 
Delisle  Avenue,  the  Walker  Avenue  question,  the  proposals  for  improved 
zoning  standards  on  St.  Clair  Avenue  west  of  Avenue  Road,  the  different 
possibilities  for  the  Spadina  and  Crosstown  Expressways  and  the  plan  for 
the  St.  Clair-Yonge  Centre,  including  the  proposed  loop  road. 

Many  of  the  submissions,  while  taking  a  stand  contrary  to  that  of 
the  Planning  Board  on  particular  points  at  issue,  have  been  generous  in 
their  commendation  of  the  Board  for  the  thoroughness  and  excellence  of 
the  Appraisal  in  general.  (Rathnelly  Ratepayers,  B.C.D.  Ratepayers, 

South  Hill  Home  Owners,  Mr.  C.W.  Steele,  Deer  Park  Residents'  Association, 
Mrs.  Keightley,  Mr.  Merry,  North  Hill  Home  Owners'  Association,  Mrs.  D. 
Nordheimer,  Mrs.  F.E.  Lane,  Yonge-St.  Clair  Business  Association). 

In  a  similar  way  expressions  of  appreciation  for  the  efforts  of  the 
Planning  Board  were  made  at  a  number  of  group  discussions  during  the 
public  meetings,  even  though  the  discussions  at  the  groups  expressed 
varying  degrees  of  disagreement  with  the  proposals  made  in  the  Appraisal. 
This  was  particularly  noticeable  in  those  parts  of  the  district  where 
the  Planning  Board  staff  had  had  prior  discussions  with  existing  Ratepayer 
Associations. 
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In  other  parts,  particularly  the  southern  part  of  the  South  Hill  area 
and  in  the  Casa  Lotna -Wells  Hill  area,  there  was  some  misunderstanding  of 
the  Planning  Board's  intentions,  and  dissatisfaction  was  expressed,  some¬ 
times  quite  forcefully,  about  the  usefulness  of  the  Appraisal  as  well  as 
about  the  way  the  public  meetings  were  conducted.  In  these  areas,  the 
Planning  Board  staff  had  not  had  much  contact  with  the  local  residents, 
because  no  organizations  existed  to  provide  such  contact. 

PLANNING  AND  ZONING  IN  GENERAL 


In  Section  I  of  the  Appendix  to  this  report  a  number  of  submissions 
and  comments  on  planning  and  zoning  matters  in  general  are  set  out. 

Some  of  these  are  suggestions  for  general  changes  in  the  Zoning  By-law; 
proposals  for  changes  in  the  R.4  classification,  a  suggested  "bonus  zoning" 
scheme,  the  improvement  of  parking  requirements,  and  others.  A  number  of 
these  suggestions  come  within  the  scope  of  studies  that  the  Planning  Board 
staff  has  in  hand,  such  as  the  studies  for  a  long-range  parking  plan. 

Others  also  require  study  in  a  City -wide  context,  because  as  general 
changes  in  the  By-law  they  would  affect  other  parts  of  the  City  as  well  as 
Deer  Park.  None  of  these  are  felt  to  be  critical  in  Deer  Park.  The 
Appraisal  did  not  suggest  any  general  by-law  changes  or  propose  any  new 
zoning  categories,  and  consequently  it  is  not  felt  advisable  to  discuss  such 
general  changes  in  this  context. 

On  the  other  hand  the  comments  listed  under  "By-law  Enforcement"  make 
it  abundantly  clear  that  Deer  Park  needs  a  stable  plan;  residents  welcome 
the  Appraisal  because  it  offers  this  possibility,  but  they  regard  it  as  all 
too  possible  for  by-laws  to  be  changed  or  ignored.  Taken  together,  the 

comments  set  out  make  a  strong  plea  to  the  Council  of  the  City  of  Toronto  to 
adopt  a  strong  and  clear  plan,  and  thereafter  to  maintain  it  by  resisting 
future  changes  and  by  effectively  enforcing  the  by-laws. 

These  comments  reinforce  what  was  said  in  the  Appraisal' s  concluding 
section: 

The  plan  for  Deer  Park  will  be  most  effective  if  it  has  the  full 
understanding  of  residents  of  the  area,  of  City  and  Metropolitan 
officials,  and  of  others  with  an  interest  in  the  area.  As  it  is  a 
long-term  plan  it  will  need  continuing  public  support  through  the 
years.  Modifications  may  eventually  be  desirable,  but  they  should 
be  developed  and  implemented  only  in  the  light  of  the  basic 
principles  and  policies  that  are  now  proposed  for  the  area.  If  any 
change  in  these  policies  and  principles  is  proposed  the  residents 
of  the  Deer  Park  Planning  District  should  be  as  fully  informed  about 
them  as  they  will  be  about  these  original  proposals. 

It  is  hoped  that  residents  and  businessmen  of  the  district  will 
continue  to  take  a  strong  interest  in  these  and  subsequent  proposals, 
will  do  their  part  to  see  that  proposals  are  implemented,  and,  by 
making  it  their  own,  will  see  the  plan  become  reality. 
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CHAPTER  II  :  THE  PLAN  IN  GENERAL 

In  the  Appraisal  this  Chapter  set  out  the  broad  background  of  pro¬ 
blems  and  proposals  for  the  Deer  Park  Planning  District.  The  review  of 
these  proposals  has  led,  generally  speaking,  to  the  conclusion  that  the 
objectives  for  the  planning  district  as  they  were  originally  set  out  are 
still  sound  and  that  they  have  in  the  main  gained  the  support  of  the 
public.  Despite  this  general  acceptance  a  number  of  the  counter  propo¬ 
sals  made  during  and  after  the  Public  Meetings  would  mean  a  serious 
infringement  of  the  proposed  objectives  and  the  general  plan  itself. 

In  addition  further  studies  which  have  been  carried  on  by  the  staff 
of  the  Planning  Board,  by  the  Metropolitan  Toronto  Planning  Board  and  by 
other  agencies,  indicate  that  some  details  of  the  general  plan  -  although 
not  its  objectives  -  should  be  modified  or  changed.  These  broad  consi¬ 
derations  are  discussed  in  this  Chapter. 

THE  OFFICIAL  PLAN  AND  ITS  OBJECTIVES 


The  first  objective  which  was  set  out  in  the  Official  Plan  was: 

-  to  accommodate  the  growth  and  change  which  is  desirable  in  the 
district  and  at  the  same  time  give  maximum  protection  and 
stability  to  those  parts  of  the  district  where  change  is  neither 
needed  nor  desirable,  so  that  it  will  continue  to  be  an  attrac¬ 
tive  area  of  great  diversity,  and  primarily,  although  not 
exclusively,  a  residential  area  which  offers  a  wide  range  of 
accommodation  to  people  of  varying  incomes  and  interests  and  to 
families  and  households  of  different  sizes  and  ages; 

1.  Problems  Related  to  First  Objective 


This  objective  has  general  support  and  it  is  hard  to  see  in  fact 
how  any  other  objective  could  be  sensibly  adopted.  The  submissions  and 
discussions  which  have  implications  for  this  objective  tend  to  be  con¬ 
cerned  with  questions  of: 

-  how  much  and  what  kind  of  change  is  desirable; 

-  how  much  protection  and  stability  can  be  given  and  in  what  way 
this  will  best  be  achieved,, 

Both  the  above  points  are  of  particular  concern  in  the  Oriole 
area,  between  Yonge  Street  and  Avenue  Road  north  of  St.  Clair;  in 
the  North  Hill  area  west  of  Avenue  Road  and  north  of  St.  Clair,  and 
in  the  Ardwold  Gate  -  South  Hill  area,  focussing  mainly  on  the  area 
close  to  St.  Clair  and  close  to  the  Avenue  Road  Shopping  Centre  in  the 
south-eastern  part  of  the  district.  In  each  of  these  cases  the  local 
organizations  and  the  great  majority  of  local  residents  feel  that  the 
measures  proposed  in  the  plan  are  insufficient  to  provide  the  areas 
with  maximum  protection  and  stability. 

In  respect  to  the  Oriole  and  Ardwold  Gate  -  North  Hill  areas  the 
detailed  proposals  have  been  modified  in  order  to  strengthen  this 
objective.  These  are  discussed  in  a  later  Chapter. 
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In  the  North  Hill  area  it  is  considered  that  the  proposals  made  in  the 
original  Appraisal  provide  the  best  means  of  achieving  the  objective  of 
maximum  protection  and  stability  and  have  more  chance  of  success  in  the 
long  run  than  the  counter -proposals  made  by  the  North  and  South  Hill 
Associations  and  residents  of  the  area.  A  detailed  explanation  of  this 
view  is  given  in  a  later  Chapter. 

The  same  objective  was  applied  to  the  Casa  Loma  -  Wells  Hill  area  but 
in  this  case  the  recently  formed  Ratepayers'  Association  and  a  considerable 
number  of  local  residents  appear  to  feel  that  the  objective  should  be  to 
change  the  present  development  and  character  of  the  area  quite  drastically 
and  that  existing  conditions  have  reached  the  point  where  a  policy  of 
protection  and  stability  cannot  be  successful.  As  will  be  pointed  out  in 
the  section  of  the  later  Chapter  dealing  with  Area  6,  the  studies  that 
have  been  made  strongly  indicate  that  the  best  policy  for  this  area  is  the 
one  originally  set  out.  However  there  have  been  modifications  made  in 
the  original  proposals  in  detail,  and  these  are  described  in  a  later 
Chapter.  In  this  area  it  is  also  important  to  note  that  the  latest  pro¬ 
posals  for  the  Spadina  Expressway  and  Rapid  Transit  will  have  much  less 
serious  implications  for  this  section  of  Deer  Park  than  would  have  been 
the  case  with  some  of  the  proposals  that  were  being  considered  by  Metro 
Authorities  at  the  time  the  Appraisal  was  published. 

2.  The  Second  Objective 

The  second  objective  for  the  planning  district  set  out  in  the 
Appraisal  was: 

-  to  allocate  amounts  of  land  for  each  type  of  development  in  pro¬ 
portion  to  the  demand  for  each  type  that  is  reasonable  to  antici¬ 
pate  over  the  next  20  years. 

The  Appraisal  fully  documented  the  case  for  all  amounts  of  land 
allocated  and  the  total  potential  that  was  permitted  under  the  proposed 
zoning.  This  was  done  on  a  realistic  basis  with  due  regard  to  the 
economic  possibilities  of  redeveloping  various  parcels  of  land  taking 
into  account  the  existing  development,  existing  floor  area  ratios,  and 
age  and  condition  of  buildings.  The  plan  allowed  ample  room  for  expan¬ 
sion  and  related  the  possible  expansion  to  City-wide  expectancies  for 
development  of  various  kinds. 

The  modifications  and  changes  in  detail  that  are  now  suggested  for 
the  various  zones  will  alter  the  capacity  calculations  contained  in  the 
original  Appraisal.  A  new  calculation  has  not  been  made  at  this  time 
because  it  seems  fairly  apparent  that  the  changes  in  capacity  resulting 
from  the  modifications  are  relatively  minor  and  that  some  changes  are 
compensated  by  others. 

A  wholehearted  acceptance  of  some  of  the  suggestions  and  proposals 
made  since  the  Appraisal  was  published  would  mean,  however,  virtual 
abandonment  of  the  possibility  of  having  the  land  allocated  in  propor¬ 
tion  to  a  reasonable  demand  over  the  next  20  years.  The  two  particular 
cases  are  the  various  proposals  to  maintain  or  increase  the  permitted 
densities  in  the  Yonge  -  St.  Clair  Centre  and  to  create  a  very  large 
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high  density  apartment  area  in  the  Casa  Loma  -  Wells  Hill  section. 

There  are  also  certain  other  proposals  for  creating  excessively  high 
density  apartment  areas  on  Avenue  Road,  Oriole  Road  and  Deer  Park 
Crescent.  All  of  these  proposals  have  other  serious  implications  and 
they  are  discussed  in  detail  in  the  relevant  later  sections  of  this 
report.  Here,  the  main  point  is  that  it  will  be  necessary  to  adopt  a 
firm  stand  on  the  questions  of  excessively  high  density  zoning  for 
either  commercial  or  residential  purposes,  and  to  resist  such  demands 
strongly,  if  this  objective  -  allocation  of  land  sufficient  for  a  20- 
year  period  -  is  to  have  any  meaning  or  effect. 

3.  The  Third  Objective  in  the  Appraisal  was: 

-  to  provide  for  the  continued  and  organized  growth  of  the  St. 
Clair  -  Yonge  commercial  area  in  a  way  that  will  provide  a 
comprehensive  and  well  balanced  solution  to  all  the  problems 
in  this  area. 

A  casual  glance  at  the  submissions  in  respect  to  the  Yonge  -  St. 
Clair  Centre  proposals  would  suggest  that  there  is  more  outright 
opposition  to  them  than  there  is  approval,  and  that  the  approval  itself 
is  somewhat  qualified.  On  close  examination,  however,  it  is  clear  that 
those  who  have  given  the  most  careful  and  lengthy  study  to  the  matter, 
are  inclined  to  agree  that  the  proposals  set  out  in  the  Appraisal  are 
reasonable  and  workable.  Those  who  disagree  entirely  with  the  propo¬ 
sals  in  the  Appraisal  nevertheless  recognize  that  serious  problems 
exist  that  must  be  solved.  The  difficulty  posed  by  most  of  the  alter¬ 
native  solutions  suggested  is  that  they  do  not  meet  the  requirements 
of  the  above  objective,  namely,  to  provide  a  comprehensive  and  well 
balanced  solution  to  all  the  problems.  This  is  the  case  with  those  who 
feel  that  the  way  to  handle  the  problem  is  to  widen  Yonge  Street 
through  the  business  centre;  this  would  mean  sacrificing  the  vitality 
of  the  centre  and  the  needs  of  the  pedestrian  to  provide  a  solution 
for  through  traffic.  The  various  alternative  solutions  are  discussed 
in  the  detailed  section  dealing  with  Area  1. 

4.  Other  Objectives  of  the  Plan 


The  other  objectives  of  the  Plan  as  stated  in  the  Appraisal  were: 

-  to  enhance  the  attractiveness  of  the  area  as  a  whole; 

-  to  improve  traffic  movement  through  the  district,  but  in  such 
a  way  as  to  protect  its  residential  areas  from  the  effects  of 
through  traffic; 

-  to  improve  areas  where  existing  conditions  are  not  satisfactory, 
particularly  where  a  mixture  of  housing  with  industry  or  commerce 
is  causing  mutual  conflict; 

-  to  make  full  use  of  the  ravines  and  escarpment  as  developed  areas 
of  natural  parkland. 

Of  these  objectives  only  the  third  has  been  the  subject  of  much 
discussion  and  then  only  by  implication.  There  has  been  general  agree¬ 
ment  that  the  plan  should  have  as  objectives  the  enhancement  of  the 
area's  attractiveness,  the  improvement  of  traffic  movement  in  such  a 
way  as  to  protect  residential  areas  and  the  full  use  of  the  natural 
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parklands  within  the  district.  On  the  question  of  improving  areas 
where  conditions  are  unsatisfactory  because  of  mutual  conflict  between 
housing  and  industry  or  commerce,  there  has  been  much  discussion  of 
how  this  is  to  be  done  in  particular  cases.  The  meet  controversial 
area  centering  around  this  problem  is  the  Walker  Avenue  -  Alcorn  Avenue 
area,  but  the  question  arises  by  implication  in  the  proposal  by  Casa 
Loma  -  Wells  Hill  residents  that  the  Davenport  Road  area  should  be  a 
commercial  rather  than  industrial  section.  The  question  also  arises 
in  the  Summerhill  Avenue  -  Shaftesbury  area  and  in  the  southern  fringe 
of  the  district  generally,  where  firm  decisions  about  the  future  rand 
use  cannot  be  made  until  the  Crosstown  Expressway  route  is  settled. 

5.  Conclusion 


The  discussions  and  submissions  have  not  tended  to  relate  direc¬ 
tly  to  the  objectives  for  the  plan  as  set  out  in  the  Appraisal.  Never¬ 
theless  many  of  the  points  made  by  owners  and  residents  have  important 
implications  for  these  objectives.  Some  of  the  counter  proposals  would 
mean  the  abandonment  of  or  drastic  change  in  some  of  these  objectives. 
On  the  other  hand,  others  are  concerned  with  the  best  way  of  implemen¬ 
ting  the  objectives.  Where  it  has  been  considered  advisable  and 
appropriate,  modifications  to  the  plan  are  recommended  as  described 
in  detail  in  later  sections,  but  it  is  felt  that  the  objectives  as 
originally  set  out  are  sound  and  should  be  retained  as  the  keystone 
of  the  plan  for  Deer  Park. 

THE  GENERAL  PLAN 


In  the  Appraisal  the  map  which  showed  how  the  objectives  of  the 
plan  were  to  be  accomplished  is  the  General  Plan  map  (Figure  5).  This 
shows  the  proposals  for  land  use,  schools,  parks  and  ravine  develop¬ 
ment  and  their  relationship  to  road  and  traffic  proposals.  It  was 
proposed  that  such  a  generalized  map,  together  with  the  statement  of 
objectives,  become  part  of  the  Official  Plan  of  the  City  for  the  Deer 
Park  Planning  District. 

The  main  features  of  the  plan  described  in  the  Appraisal  on  Pages 
26  and  29,  are  not  affected  by  the  representations  that  have  been  made 
or  the  conclusions  arrived  at  as  the  result  of  further  study,  except 
that  it  is  new  felt  desirable  to  distinguish  in  the  general  plan 
between  medium  and  high  density  categories  of  apartment  development. 
Previously,  the  map  merely  indicated  the  areas  where  apartments  are 
now,  or  would  be,  concentrated  without  distinguishing  the  density  of 
each  concentration. 

Although  the  main  features  are  not  changed  the  general  plan  has 
been  revised  and  is  included  in  this  supplementary  report  as  the 
General  Plan  (Revised)  -  (Figure  2) „  The  main  difference  between  the 
two  maps  are  as  follows: 

-  Apartment  areas  are  distinguished  as  between  medium  and  high 
density. 

-  Some  areas  classified  "restricted  residential"  have  become 
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"residential",  and  some  areas  classified  "residential"  have 
become  "restricted  residential".  This  applies  in  areas  No.  4, 
Ardwold  Gate  -  South  Hill,  and  6,  Casa  Loma  -  Wells  Hill. 

Details  of  these  changes  are  discussed  in  the  sections  of  this 
report  dealing  with  these  areas. 

-  Revised  proposals  for  the  Spadina  Expressway  and  Rapid  Transit 
line  are  indicated. 

-  Other  details  have  been  changed  to  conform  with  the  revised  zoning 
proposals.  These  include  elimination  of  the  local  shopping 

area  near  the  Brentwood  Tower  development,  changes  in  the  gene¬ 
ralized  boundaries  of  seme  of  the  apartment  areas  and  some  of 
the  general  commercial  districts  on  Bathurst  Street. 

-  Indication  of  which  schools  are  likely  to  expand  has  been 
altered  as  a  result  of  later  studies,  and  an  existing  local  park 
in  the  Davenport  Road  area  that  was  omitted  from  the  map  in  the 
Appraisal  has  been  included. 

THE  APPEARANCE  OF  THE  DISTRICT 


Few  of  the  representations  or  discussions  dealt  directly  with  the 
appearance  of  the  district  but  nevertheless  there  is  a  general  impre¬ 
ssion  that  residents  of  the  area  are  concerned  with  this  point  and 
that  the  proposals  made  in  the  Appraisal  should  be  followed  through. 

Some  specific  suggestions  were  made  for  the  establishment  of 
special  design  standards  and  architectural  control  in  particular  loca¬ 
tions.  These  are  St.  Clair  Avenue  west  of  Avenue  Road  and  Jackes 
Avenue.  That  the  City  should  have  the  power  to  exercise  a  form  of 
architectural  control  was  a  recommendation  of  the  Planning  Board  in 
the  Rosedale  Planning  District  Appraisal.,  Although  this  was  agreed  to 
by  City  Council,  the  City  was  not  successful  in  having  this  power 
introduced  as  special  legislation  at  the  last  session  of  the  Ontario 
Legislature.  It  is  understood  that  the  City  may  once  again  seek  such 
powers  at  the  forthcoming  session.  Until  such  powers  are  granted  the 
individual  suggestions  made  in  connection  with  Deer  Park  can  only  be 
considered  theoretically,  but  it  is  clear  that  if  certain  areas  of  Deer 
Park  were  to  be  considered  areas  in  which  architectural  control  should 
be  instituted,  this  would  have  to  be  done  and  become  part  of  the  area 
of  jurisdiction  of  the  Architectural  Panel  proposed  as  the  agency  for 
carrying  out  such  control  wherever  it  might  be  applied  in  the  City  and 
that  no  local  groups  could  be  established  to  handle  this  question  of  par¬ 
ticular  sections  of  Deer  Park  or  any  other  particular  section  of  the  City 

It  is  suggested  that  the  revised  recommendations  should  include  a 
further  recommendation  to  the  City  that  a  renewed  attempt  to  secure  legis 
lation  permitting  the  exercise  of  architectural  control  should  be  made. 

INTERIM  PROPOSALS  AWAITING  DECISIONS  ON  EXPRESSWAYS 


The  Appraisal  stated  that  because  decisions  had  not  yet  been 
made  on  the  Spadina  and  Crosstown  Expressways,  the  proposals,  for 
those  areas  that  might  be  affected,  would  have  to  be  regarded  as  inte¬ 
rim  ones  and  revised  if  the  final  decisions  on  these  Expressways  made 
that  necessary. 
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Although  the  Metropolitan  Authorities  have  been  continuing  their 
studies  of  these  matters  since  the  Appraisal  was  published,  the  situa¬ 
tion  is  still  that  formal  decisions  have  yet  to  be  made. 

A  number  of  the  submissions  and  comments  on  the  Appraisal  stress 
the  fact  that  uncertainty  about  the  Expressway  proposal  creates  diffi¬ 
culties  for  owners  and  residents  and  for  commercial  as  well  as  indus¬ 
trial  property.  While  it  is  agreed  that  for  this  reason  it  is 
important  to  have  early  decisions  it  is  equally  important  that  the 
various  alternatives  be  studied  thoroughly  and  that  the  decisions 
should  not  be  arrived  at  hastily  merely  for  the  sake  of  providing  an 
early  answer.  The  decisions  made  on  the  Expressways  will  be  of  great 
importance  not  only  to  the  Deer  Park  Planning  District  but  also  to 
the  City  as  a  whole. 

The  next  Chapter  of  this  Supplementary  Report  sets  out  the  latest 
position  with  regard  to  the  Expressways,  which  is  in  a  number  of  res¬ 
pects  different  than  that  described  in  the  Appraisal.  However  it  is 
not  felt  that  it  would  be  advisable  to  anticipate  what  the  eventual 
decisions  will  be  in  this  Supp1 ementary  Report,  and  consequently 
studies  on  the  long  term  proposals  in  the  areas  that  may  be  affected, 
have  not  been  undertaken. 


i 


:  ■  <.$  ,  . 
j  J 

.  ,  ,  -• 


:  '  ".i 


‘  r 


>4 


* : 


.  ' 


Page  14 


CHAPTER  III  :  ROADS,  PARKS  AND  SCHOOLS 


As  in  the  Appraisal  the  Chapter  is  divided  into  three  parts:  (1) 
Expressways,  Transit  and  the  Street  System,  (2)  Parks  and  Ravines,  and 
(3)  Schools. 

SECTION  I  :  EXPRESSWAYS,  TRANSIT  AND  THE  STREET  SYSTEM 

The  Appraisal  Report  pointed  out  that  because  it  is  close  to  the 
centre  of  the  City,  Deer  Park  has  heavy  traffic  moving  through  it  by  road 
and  by  transit.  Proposals  for  two  new  Expressways  and  one  new  Subway 
line  planned  to  go  through  or  close  to  the  district  were  outlined.  The 
Appraisal  pointed  out  that  the  City  Planning  Board,  while  having  no 
direct  responsibility  for  these  major  works,  must  try  to  ensure  that  they 
are  planned  so  as  to  produce  the  best  possible  effects  on  the  local  street 
system,  on  the  existing  and  future  development  of  the  surrounding  areas  and 
for  the  City  as  a  whole. 

EXPRESSWAYS 


Various  alternatives  are  under  study  for  each  of  the  major  Metro¬ 
politan  projects,  the  Crosstown  Expressway,  the  Spadina  Road  Expressway 
and  the  Spadina  Road  Rapid  Transit  Line.  Since  the  Appraisal  was  prepared 
there  have  been  further  studies  and  proposals. 

Spadina  Expressway  and  Rapid  Transit  Line 

The  latest  proposal  for  the  Spadina  Road  Expressway  omits  the  Nord- 
heimer  Ravine  connection  but  includes  the  Walmer  Road  link.  With  the 
concurrence  of  the  Toronto  Transit  Commission  the  Rapid  Transit  Line  is 
shown  underneath  the  Expressway.  Both  would  be  constructed  simultaneously 
in  open  cut  and  could  later  be  covered.  Plans  for  this  are  now  being 
prepared. 

It  is  proposed  that  Spadina  Road  as  a  surface  artery  be  reconstructed 
south  of  the  existing  bridge  across  the  Nordheimer  Ravine,  just  east  of  its 
present  alignment,  on  the  edge  of  the  Ardwold  Gate  area.  The  route  would 
then  turn  west  over  the  Expressway  onto  Castle  View  Avenue  and  a  connection 
would  be  made  from  there  to  the  present  Walmer  Road  at  its  junction  with 
Austin  Terrace.  In  order  to  construct  the  combined  Expressway  and  Rapid 
Transit  Line  in  open  cut,  it  will  be  necessary  to  purchase  and  demolish  all 
the  properties  on  the  west  side  of  Spadina  Road,  some  of  those  on  Castle 
View  Avenue,  and  some  on  Austin  Terrace.  The  proposed  zoning  for  this  area 
has  been  changed  accordingly,  and  is  described  in  Chapter  IV,  Area  6. 

Because  the  construction  of  the  Expressway  would  permit  it  to  be  covered  the 
future  use  of  the  cover  is  being  studied  so  that  it  could  be  of  maximum 
advantage  to  the  area. 

In  these  latest  proposals,  the  Walmer  Road  connection  would  have  the 
most  serious  effect  on  the  area,  and  it  is  suggested  that  the  City  should 
oppose  such  a  connection. 

Cross  town  Expressway 

The  Crosstown  Expressway  will  connect  the  Highway  400  Extension  in 
the  west  with  the  Don  Valley  Parkway  in  the  east.  The  City  Planning 
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Board  proposed  in  both  the  Rosedale  Planning  District  Appraisal  and  the 
present  Appraisal  that,  if  possible,  the  Crosstovm  Expressway  should  be 
north  of  and  close  to  the  C.P.R.  line  all  the  way  from  Dovercourt  Road 
through  to  the  Don  Valley.  It  was  pointed  out  that  the  main  advantage 
of  this  route  would  be  that  it  uses  the  hydro  right-of-way  or  industrial 
lands  for  much  of  its  length  instead  of  residential  lands. 

The  disadvantage  of  this  route,  as  recognized  in  the  Appraisal,  is 
that  it  could  not  be  designed  for  such  high  speeds  as  a  more  southerly 
alignment.  There  are  also  difficulties  in  the  northerly  alignment  in 
arranging  connections  with  surface  streets  because  of  the  proximity  of 
the  railway.  The  Appraisal  pointed  out  that  in  contrast  with  the  more 
southerly  alignment  this  route  would  take  up  about  18  acres  of  housing 
instead  of  58  but  would  also  take  12  acres  of  built-up  industrial  land. 

The  rest  of  the  route  would  be  on  vacant  land  or  on  hydro  right-of-way. 

The  potential  saving  in  land  costs  and  in  housing,  together  with  an 
alignment  that  has  less  widespread  effects  on  the  surrounding  areas  seem 
to  make  this  alternative  proposal  one  which  merits  serious  consideration. 
Since  the  Appraisal  was  published,  the  Metropolitan  Planning  Board  has 
been  re-examining  the  various  Crosstown  Expressway  proposals.  At  the 
present  time  it  can  only  be  said  that  a  great  deal  of  study  is  still 
required  to  find  a  satisfactory,  feasible  alignment.  In  addition,  it  is 
suggested  that  the  whole  question  of  the  role  of  this  Expressway  should  be 
examined  to  determine  the  need  it  should  fill  and  the  consequent  design 
requirements. 

The  Metropolitan  Toronto  Planning  Board  are  presently  carrying  out  a 
programme  of  computer  studies  to  determine  the  needs  and  effects  of  the 
current  plans  and  are  estimating  comparative  costs. 

SPECIFIC  ROAD  IMPROVEMENTS 


Yonge-St.  Clair  Loop  and  Yonge  Street  Widening 

It  is  suggested  that  the  proposals  contained  in  the  Appraisal  be 
adhered  to.  (This  is  discussed  in  Chapter  IV,  Area  1). 

Alcorn-Birch  Improvements 

The  Appraisal  proposed  certain  road  improvements  in  the  Alcorn-Birch 
industrial  area.  Several  suggestions  were  also  received  as  a  result  of 
the  public  meetings  and  from  Ratepayer  Associations  to  improve  the  road 
system  in  this  area  and  all  are  discussed  under  Chapter  IV,  Area  3. 

Avenue  Road  Widening 

The  Appraisal  Report  indicated  that  the  Metropolitan  Authorities 
were  studying  the  possibility  of  continuing  the  Avenue  Road  widening 
recently  carried  out  south  of  St.  Clair  Avenue,  to  the  north  ot  St.  Clair 
Avenue  as  well.  The  extra  capacity  which  would  be  produced  by  such  a 
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widening  would  assist  the  carrying  out  of  the  road  system  plan  for  the 
district  because  it  would  improve  the  possibilities  of  keeping  through 
traffic  off  local  streets.  The  residents  in  the  area  on  several 
occasions  suggested  that  any  widening  should  take  place  on  Forest  Hill 
Road  rather  than  Oriole  Parkway  in  order  that  the  whole  system  could 
function  as  a  rotary  around  Upper  Canada  College.  This  matter  has  been 
discussed  by  the  Metropolitan  Roads,  Traffic  and  Planning  Technical 
Committee  and  has  been  rejected  in  favour  of  the  present  widening 
proposal. 

The  present  plan  involves  widening  Avenue  Road  to  5  or  6  lanes, 
dependent  on  the  final  decision  being  made  as  to  the  ultimate  traffic 
flow  along  this  artery.  The  main  problem  to  be  decided  is  whether  or 
not  the  flow  could  be  handled  with  five  lanes  with  the  centre  lane  being 
reversible  during  peak  hours.  If  this  does  not  prove  to  be  feasible, 
then  six  lanes  will  be  required,  and  if  flows  become  sufficiently  heavy, 
it  may  even  be  necessary  to  have  two  reversible  lanes  in  peak  hours. 

So  far  as  the  area  south  of  Lonsdale  Road  is  concerned,  there  do 
not  appear  to  be  any  particular  problems  involved  in  such  a  widening, 
except  in  regard  to  the  preservation  of  the  fine  trees  in  this  area. 

Except  at  the  corners  widening  will  not  involve  acquisition  of  private 
property  as  there  is  a  100'  right-of-way  at  this  location,  which  should 
be  ample  for  even  six  lanes,  if  necessary.  The  only  part  of  this  area 
where  any  additional  lands  may  be  required  is  on  the  corner  of  Lonsdale 
Road  and  Avenue  Road  in  order  to  ease  the  curve.  However,  on  Lonsdale 
Road,  it  is  difficult  to  provide  a  good  connection  between  the  easterly 
section  of  Lonsdale  Road  and  Oriole  Parkway.  This  has  been  discussed 
with  the  Department  of  Public  Works  who  are  examining  the  problem. 

The  possibility  of  developing  Kilbarry  Road  and  Oxton  Avenue  as  a 
one-way  pair  to  connect  the  northerly  part  of  Avenue  Road  with  Oriole 
Parkway  has  been  suggested  to  the  Department  of  Public  Works  for  their 
consideration.  Signalization  has  already  been  proposed  for  the  Kilbarry 
Road  and  Oriole  Parkway  intersection,  but  not  for  the  Oxton  Avenue  and 
Oriole  Parkway  intersection.  If  the  one-way  pair  system  is  adopted  it 
may  be  necessary  to  signalize  the  Oxton  Avenue  intersection. 

St.  George  Street  Extension 

The  proposed  connection  from  St.  George  Street  through  the  Nordheimer 
Ravine  to  the  Spadina  Expressway  is  no  longer  being  considered.  However, 
as  pointed  out  in  the  Appraisal,  there  is  a  need  to  improve  the  traffic 
situation  at  the  Dupont  Street-Davenport  Road  intersection.  This  has  been  the 
subject  of  several  submissions  and  comments  by  the  Ratepayer  groups  in 
the  area  and  there  is  no  doubt  that  improvements  will  be  necessary. 

The  implications  are  discussed  more  fully  in  Chapter  IV,  Area  4  under  the 
Road  System  Plan  for  this  area,  where  it  is  concluded  that  improvements 
generally  to  the  road  pattern  in  this  particular  area  must  await  the  final 
Expressway  plans.  It  is  recommended  that  a  special  study  should  be  under - 


/... 


Page  17 


taken  by  the  Department  of  Public  Works  in  conjunction  with  the  studies  of 
the  Expressway  plans. 


SECTION  2  :  PARKS  AND  RAVINES 


The  Appraisal  pointed  out  that,  compared  with  other  parts  of  the  City, 
Deer  Park  is  well  provided  with  parks,  and  the  main  proposals  in  the 
Appraisal  are  to  eventually  provide  two  additional  local  parks  and  to 
extend  and  improve  the  ravine  system.  Many  comments  have  been  received 
regarding  the  parks  and  ravines  system  in  the  area  but  no  contentious 
issues  have  been  raised,  other  than  the  possibility  of  covering  the  Rosedale 
Reservoir,  which  is  discussed  more  fully  under  Chapter  IV,  Area  3.  There 
has  been  general  public  support  for  the  preservation  of  ravine  lands  as 
outlined  in  the  Appraisal  and  in  the  previously  published  report,  "Natural 
Parklands" .  Since  the  latter  report  was  published  in  1960,  the  Committee 
on  Parks  and  Exhibitions  and  the  City  Council  have  adopted  its  recommenda¬ 
tions  as  a  matter  of  policy  and  have  requested  the  Commissioner  of  Planning 
and  the  Commissioner  of  Parks  and  Recreation  to  report  on  measures  necessary 
to  implement  the  proposals.  A  draft  of  this  report  has  been  prepared  and 
circulated  for  comment. 


SECTION  3  :  SCHOOLS 


The  Appraisal  indicated  that  only  one  of  the  four  schools  in  the  Deer 
Park  Planning  District  would  require  expansion.  This  was  Brown  Public 
School.  However,  as  a  result  of  the  public  meetings  and  submissions 
received  it  would  appear  that  expansions  may  be  necessary  to  other  schools 
in  the  area,  namely  Hillcrest  and  Deer  Park.  The  School  Board  agree  that 
this  may  be  necessary,  but  are  unable  to  make  any  commitments  at  this  time. 
The  Cottingham  School  will  not  require  any  expansion  as  it  is  anticipated 
that  enrollment  in  this  school  is  likely  to  decrease  in  the  long  run.  As 
pointed  out  in  the  Appraisal,  adjustment  to  the  school  site  may  be  required 
as  a  result  of  the  Expressway  if  the  latter  is  routed  north  of  the  railway. 

Much  concern  was  expressed  at  the  public  meetings,  and  in  submissions, 
regarding  the  Deer  Park  Public  School  and  the  effects  of  the  proposed  loop 
road.  People  in  the  area  are  concerned  for  the  safety  of  children 
attending  this  school  should  this  road  pass  so  close  to  it.  Recent 
discussions  between  Planning  Board  staff,  the  Toronto  Board  of  Education, 
and  the  principal  of  the  Deer  Park  School  suggest  that  the  development  of 
the  loop  road  proposal  and  shopping  centre  would  not  seriously  affect  the 
safety  of  pupils  attending  Deer  Park  School  so  long  as  certain  normal 
precautions  are  taken.  These  would  be  similar  to  precautions  taken  at 
other  schools  located  on  major  traffic  arteries  and  would  include  the 
provision  of  crossings  and  crossing  guards,  the  establishment  of  guard¬ 
rails  where  necessary,  the  consideration  of  the  movement  of  pupils  to  and 
from  schools  in  the  design  of  intersections,  traffic  signalling  arrangements, 
and  the  shifting  of  the  alignment  of  the  Ferndale  Avenue  portion  of  the 
loop  a  certain  minimum  distance  to  the  west  to  achieve  adequate  separation 
between  the  roadway  and  the  building.  The  curb  line  of  the  loop  road  should 
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not  be  moved  any  closer  to  the  school  than  the  present  curb  on  Ferndale 
Avenue.  The  possibility  of  aligning  Ferndale  Avenue  so  as  to  leave  more 
room  between  the  school  building  and  the  loop  should  be  examined  by  the 
proper  authorities  if  and  when  the  loop  road  proposal  is  approved. 
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CHAPTER  IV  :  THE  PLAN  IN  DETAIL 
AREA  1  -  THE  ST.  CLAIR -YONGE  CENTRE 


In  the  Appraisal  the  stated  aim  of  the  plan  for  the  St.  Clair -Yonge 
Centre  was  as  follows: 

The  plan  for  the  future  development  of  the  St.  Clair -Yonge  Centre 
is  intended  to  make  the  most  of  its  inherent  advantages,  to 
intensify  them  as  much  as  possible,  to  allow  room  for  further 
expansion,  and  to  do  so  in  such  a  way  as  to  create  an  efficient 
attractive  centre  and  at  the  same  time  protect  and  stabilize 
adjoining  areas  where  change  is  neither  necessary  nor  desirable. 

New  development  in  the  centre  should  be  planned  as  an  extension 
of  the  existing  development.  Fragmentation,  second-rate  locations 
and  isolation  from  the  prime  focus  at  the  main  intersection  should 
be  avoided. 

The  plan  is  also  designed  to  overcome  certain  existing  disadvantages 
which  discourage  development.  These  include  the  lack  of  sufficient 
space  for  shops  to  expand,  the  increasing  conflict  between  cars  and 
pedestrians,  the  increasing  difficulty  of  getting  at  the  centre  by 
car  or  truck,  and  the  mounting  shortage  of  parking.  The  proposal 
in  the  plan  is  designed  to  achieve  a  balanced  attainment  of  these 
various  objectives.  It  is  efficient  and  offers  a  sound  basis  for 
developing  an  attractive  centre.  It  is  the  only  plan  which  offers 
these  advantages  with  a  minimum  of  disadvantages.  It  has  these 
main  features: 

-  The  extension  of  the  major  shopping  area  takes  place  in  depth, 
behind  and  close  to  the  main  focus  at  the  intersection. 

-  Shopping  is  not  permitted  to  extend  any  further  out  along  the 
major  arteries. 

-  Parking  is  increased  primarily  in  the  north-east  quadrant. 

-  A  one-way  loop  road  circling  the  major  areas  proposed  for 
expansion  eases  traffic  congestion,  provides  better  access  to 
the  centre,  and  makes  pedestrian  movement  easier. 

-  Commercial  development  of  both  shops  and  offices  is  concentrated 
within  this  new  loop  road. 

-  A  new  entrance  to  the  subway  station  would  provide  direct  access 
to  the  heart  of  the  replanned  shopping  area. 

-  On  the  outside  of  the  loop  road,  new  high  density  apartment 
buildings  close  to  the  parks  and  ravines,  and  convenient  to 
transit,  shopping  and  services  would  eventually  replace  the 
existing  houses  that  would  be  affected  by  the  loop  road  and 
commercial  expansion. 
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In  general  it  may  be  said  that  the  majority  of  persons  appear  to  be 
in  favour  of  improvement  to  the  St.  Clair -Yonge  Centre.  As  such  there 
is  no  disagreement  with  the  general  stated  aim  for  this  area.  However 
while  the  majority  are  in  favour  of  improvement,  some  of  the  methods 
suggested  are  not  the  same,  or  even  similar  to  those  put  forward  in  the 
Appraisal.  Careful  consideration  has  been  given  to  all  the  alternative 
methods  proposed  by  the  many  submissions,  and  the  conclusion  is  reached 
that  none  are  as  satisfactory  as  that  proposed  in  the  Appraisal.  While 
many  of  the  alternatives  would  solve  some  of  the  problems  of  the  centre, 
they  do  not  solve  all  of  them. 

General  Review 


As  previously  pointed  out  there  appears  to  be  no  basic  disagreement 
that  some  form  of  improvement  is  necessary  to  the  St.  Clair-Yonge  Centre. 
Most  of  the  comments  and  submissions  received  underscore  the  fact  that 
many  people  are  in  fact  concerned  about  the  present  arrangement  of  the 
existing  centre,  and  many  suggestions  have  been  received  regarding 
possible  improvements. 

Most  of  these  suggestions  cast  doubt  on  the  merits  of  the  proposals 
for  the  centre  contained  in  the  Appraisal,  and  put  forward  alternatives. 
Concern  has  also  been  expressed  that  changes  in  zoning  from  residential 
to  commercial  will  cause  assessment  and  taxes  to  rise,  and  that  certain 
parts  of  the  area  have  been  favoured  to  the  detriment  of  others. 

However,  the  greatest  controversy  would  seem  to  be  regarding  the 
size  of  the  proposed  centre,  the  floor  space  densities  proposed,  and  the 
loop  road  proposal. 

As  a  result  of  the  many  submissions  and  comments  received  regarding 
the  centre,  a  comprehensive  re-appraisal  of  the  situation  has  been  under¬ 
taken,  and  some  revisions  to  the  original  zoning  as  proposed  in  the 
Appraisal  have  been  made. 

The  revised  proposed  zoning  is  shown  on  Figure  8,  while  the  zoning 
proposed  in  the  Appraisal  is  shown  on  Figure  7. 

THE  SHOPPING  CENTRE  PROPOSAL 


Since  the  publication  of  the  Appraisal  an  announcement  has  been  made 
that  a  shopping  centre  and  office  development  is  to  be  constructed  over  the 
subway  yards  at  Davisville,  and  an  attempt  has  been  made  to  assess  the 
effects  this  might  have  on  the  St.  Clair-Yonge  Centre.  While  it  is  true 
that  a  development  scheme  has  been  made  public,  there  is  no  definite 
information  about  it  and  it  is  understood  that  final  plans  have  not  yet 
been  approved.  Consequently  it  is  somewhat  difficult  to  comment  on  its 
possible  effects.  However,  it  is  felt  that  the  St.  Clair-Yonge  Centre, 
being  firmly  established,  and  in  a  good  location,  will  feel  comparatively 
little  effect  from  the  competition  of  the  Davisville  Centre.  In  general, 
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it  seems  more  important  than  ever  to  proceed  with  the  improvements  at 
St.  Clair  and  Yonge,  both  to  prevent  any  loss  there  due  to  comparative 
inefficiency,  inaccessibility  and  lack  of  attractiveness,  and  also  because 
the  Davisville  Centre  may  make  traffic  conditions  even  more  difficult  at 
Yonge  and  St.  Clair  Avenue  if  it  attracts  more  traffic. 

There  has  been  criticism  of  the  size  of  the  proposed  centre.  Some 
people  feel  that  the  shopping  area  should  not  be  permitted  to  extend 
beyond  its  present  limits,  in  order  to  preserve  the  abutting  residential 
areas  from  further  commercial  intrusion.  Others  have  suggested  that  the 
scheme  as  proposed  is  poor,  because  there  is  no  frontage  for  shops  on  the 
proposed  loop  road,  and  claim  that  shops  require  road  frontage  rather  than 
being  located  in  the  plaza  type  of  development  proposed.  While  no  actual 
additional  lands  have  been  suggested  for  commercial  development,  the 
internal  arrangement  of  the  shopping  centre  has  been  criticised,  and 
Alvin  and  Ferndale  Avenues  have  been  suggested  for  commercial  use  instead 
of  for  parking  purposes.  Little  criticism  has  been  received  of  the 
proposed  C.1A  areas  although  a  few  feel  that  there  is  no  need  for  any 
additional  office  space  in  this  district,  and  that  there  is  enough  margin 
for  development  under  the  present  zoning. 

Concern  was  also  expressed  about  the  method  by  which  the  centre  would 
be  developed. 

The  Appraisal  proposed  that  there  be  four  stages,  which  can  be 
summarised  as  follows: 

1.  Acquisition  of  existing  dwellings,  closing  Alvin  Avenue,  and  the 
development  of  parking  on  surface  lots. 

2.  Development  of  the  upper  level  plaza  and  the  walkways  leading  into 
it  from  the  south. 

3.  Development  of  the  lower  plaza  with  its  additional  stores,  and  the 
provision  of  additional  parking  space. 

4.  Development  of  additional  stores  in  response  to  market  demand  in 
the  areas  indicated  for  possible  future  expansion. 

To  accomplish  the  suggested  development  the  Appraisal  recommended  that 
after  a  detailed  scheme  had  been  prepared  and  approved,  the  City  and  the 
Parking  Authority  of  Toronto  should  purchase  the  lands  required  for  the 
parking  area  and  close  Alvin  Avenue  south  of  Heath  Street  East. 

Subsequently  the  City  should  invite  tenders  for  the  construction  of  the 
centre. 

Some  people  feel  that  these  proposals  take  away  the  right  of  the 
original  owners  to  profit  from  the  development  of  an  expanded  centre,  and 
that  while  the  new  centre  would  bring  in  higher  rentals,  lower  ones  in 
adjoining  areas  would  result  in  the  neglect  of  shops  in  the  peripheral  area. 
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Also,  it  is  questioned  whether  the  City  has  the  right  to  acquire  land  for 
parking,  and  then  develop  it  for  commercial  uses  on  a  lease-back  basis. 
Accordingly  the  suggestion  is  made  that  any  development  should  be  left  to 
private  enterprise. 

The  suggestions  made  about  the  expansion  of  the  centre  are  very  varied 
and  do  not  lend  themselves  to  discussion  as  a  group.  Many  would  have  the 
undesirable  effect  of  increasing  intrusions  of  commercial  development  into 
the  adjacent  residential  lands.  The  Appraisal  pointed  out  that  the  north¬ 
east  quadrant  of  the  intersection  lends  itself  admirably  to  the  proposed 
plan.  It  contains  an  important  group  of  shops  as  a  nucleus  for  expansion, 
it  is  about  the  right  size  for  a  compact  development,  it  is  clearly  defined, 
and  its  expansion  can  be  carefully  controlled. 

The  Appraisal  pointed  out  that  the  existing  shopping  area  is  now  at 
the  point  where  additional  floor  space  should  be  added.  Any  expansion, 
so  far  as  shopping  is  concerned,  must  be  horizontal  and  not  vertical  and 
therefore  the  centre  will  spread  further  to  the  east. 

The  submissions  received  have  not  indicated  any  better  way  of 
expanding  the  centre  than  that  proposed  in  the  Appraisal,  nor  has  any 
evidence  been  submitted  to  cast  doubt  on  the  bases  of  the  proposals. 

Rather,  the  re-examination  of  the  proposals  as  a  result  of  the  submissions 
has  confirmed  that  they  meet  the  various  needs  quite  satisfactorily. 

It  is  therefore  recommended  that  the  concept  behind  the  original 
proposals  be  adhered  to  for  the  development  of  the  St.  Clair-Yonge 
Shopping  Centre. 

PROPOSED  ZONING  AND  DENSITY  PROVISIONS 


Comments  have  generally  been  opposed  to  the  proposed  density 
reductions  in  the  St.  Clair-Yonge  Centre.  Most  of  the  C.l  lands  are  at 

present  V.2  or  V.3.  The  Appraisal  proposed  that  the  bulk  of  it  be  rezoned 
to  L.3  thus  effecting  a  reduction  in  permitted  floor  spaces. 

The  issue  here  is  what  kind  of  centre  this  is  going  to  be.  It  was 
proposed  in  the  Appraisal  that  the  main  concentration  around  the  St.  Clair- 
Yonge  intersection  be  primarily  a  shopping  centre  and  that  adjoining  it 
would  be  office  areas.  The  densities  were  set  at  figures  appropriate 
for  these  uses,  allowing  flexibility  for  varied  building.  In  the  shopping 
centre  it  would  be  possible  to  put  a  substantial  amount  of  office  and 
secondary  commercial  space  above  the  shops  but  it  was  not  anticipated  that 
many  properties  would  be  developed  to  exploit  this  to  the  full.  Shopping 
would  remain  paramount. 

The  suggested  increase  in  density  assumes  that  many  properties  would 
be  redeveloped  as  office  sites,  possibly  with  shopping  at  street  level. 

Such  an  arrangement  is  not  very  satisfactory  as  each  use  has  its  own 
characteristics  and  its  own  set  of  conditions  for  sound  development  and 
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operation.  These  frequently  conflict,  as  in  the  need  for  accessibility, 
servicing  and  parking.  It  is  because  of  this  that  major  shopping  centres 
and  office  concentrations  are  never  found  superimposed.  There  often  is 
an  admixture  of  a  limited  amount  of  office  space  in  shopping  centres  or 
certain  types  of  shopping  in  office  areas  but  these  are  generally  ancillary 
to  the  prime  function  of  the  area. 

There  would  be  serious  problems  if  the  centre  were  developed  at  all 
close  to  the  suggested  increased  densities.  Too  great  a  concentration 
creates  servicing  and  operating  difficulties  which  reduce  efficiency  and 
undermine  the  attractiveness  and  prosperity  of  the  centre.  For 
comparison,  only  the  most  densely  developed  parts  of  Downtown  Toronto 
exceed  the  increased  densities  suggested  in  the  submissions.  Such 
concentration  would  be  particularly  serious  as  traffic  is  already  difficult 
around  the  St.  Clair -Yonge  intersection. 

Shopping  would  be  the  first  to  suffer  if  high  density  development 
took  place  since  its  servicing  demands  are  greater  and  more  critical  to 
its  prosperity.  Offices  might  replace  shopping  since  the  land  could  be 
more  valuable  for  multi-storey  offices  than  for  shopping,  which  can 
succeed  only  at  street  level.  Office  buildings  generally  have  office  or 
institutional  occupants  at  street  level  and  these  interrupt  a  shopping  area 
to  the  detriment  of  the  shoppers  and  merchants. 

In  the  interests  of  the  merchants,  the  District  and  the  City  it  is 
most  desirable  to  maintain  and  expand  this  shopping  centre.  The  suggested 
increases  in  density,  through  retention  of  the  present  V.2  and  V.3  designa¬ 
tions,  would  undermine  this  if  development  took  place.  The  L.3  density 
proposed  in  the  Appraisal  is  much  more  appropriate.  A  moderate  increase 
would  probably  not  have  harmful  effects  and  it  is  therefore  proposed  that 
the  shopping  centre  be  designated  L.4  rather  than  L.3  in  light  of  the 
objections.  At  the  same  time  the  land  on  the  south  side  of  St.  Clair 
Avenue  East  around  the  Arthur  Meighen  Building  is  included  in  the  general 
C.1S  L.4  area.  In  the  Appraisal  it  was  proposed  to  leave  it  C.l  V.3 
because  of  the  Arthur  Meighen  Building.  However,  this  is  already  non- 
conforming  and  the  change  now  proposed  would  not  alter  its  status. 

Some  owners  state  that  they  have  already  planned  buildings  in 
accordance  with  the  present  densities.  Where  they  have  already  made 
commitments  it  would  be  unreasonable  to  try  to  insist  that  plans  be 
abandoned.  A  period  of  grace  should  probably  be  allowed  for  completion 
of  these  buildings  but  this  should  be  restricted  to  cases  where  projects 
are  imminent  and  should  only  apply  for  a  limited  period  of  time. 

Fortunately  there  are  few  such  cases  so  that  their  effects  on  the  centre 
should  not  be  too  serious. 

PARKING 


The  Appraisal  pointed  out  that  parking  is  a  problem  in  the  St.  Clair - 
Yonge  area.  There  is  less  than  1  square  foot  of  public  parking  space  for 
each  square  foot  of  retail  floor  space,  which  is  considerably  less  than  that 
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provided  in  the  more  modern  shopping  centres  in  the  City,  and  very  much 
less  than  in  the  suburban  shopping  plazas.  At  the  present  time  there 
are  about  650  parking  spaces  available  to  the  public,  most  of  which  are 
in  Parking  Authority  lots.  On  most  days  these  lots  are  not  used  to 
capacity,  but  on  peak  days  they  are.  In  this  connection  it  should  be 
noted  that  the  Parking  Authority  have  proposed  to  erect  a  parking  deck  on 
the  existing  Parking  Authority  lot  between  Pleasant  Boulevard  and  Rosehill 
Avenue,  which  will  help  the  present  situation  to  some  extent.  However, 
as  the  Appraisal  suggested,  if  an  attack  is  to  be  made  on  excessive 
street  parking,  more  spaces  than  the  Parking  Authority  now  contemplates 
will  have  to  be  provided.  The  first  step  in  the  plan  for  the  centre  is 
designed  to  meet  the  existing  shortage  of  parking  so  as  to  make  it 
possible  to  tackle  the  problem  of  excessive  on-street  parking. 

These  suggestions  have  been  the  subject  of  criticism  by  some  resi¬ 
dents  who  feel  that  as  the  existing  lots  are  not  used  to  capacity  at  all 
times,  there  is  no  justification  for  any  increase.  Some  recognise  that 
there  is  a  shortage  of  parking,  but  suggest  that  it  be  met  by  building 
structures  over  existing  parking  lots.  While  there  is  some  opposition  to 
the  future  parking  areas  as  proposed,  generally  it  seems  to  be  agreed  that 
improvements  are  required  in  one  way  or  another,  and  several  people  felt 
that  one  of  the  main  problems  in  this  area  is  the  fact  that  many  cars  are 
parked  on  the  streets  instead  of  on  lots.  Apart  from  the  provision  of 
adequate  parking  lots  the  answer  to  this  problem  is  one  of  enforcement 
rather  than  planning. 

Other  points  raised  in  connection  with  the  proposed  expansion  of 
parking  facilities  mainly  touch  on  the  right  of  the  City  to  expropriate 
private  lands  for  parking  purposes,  and  then  sell  or  lease  these  lands  for 
commercial  purposes.  Some  submissions  have  said  that  expropriation  should 
only  be  used  if  the  benefit  to  be  derived  is  unquestionably  to  the  public 
good,  and  that  there  is  no  other  alternative.  This  issue  was  acknowledged 
in  the  Appraisal.  The  position  is  that  the  City  already  owns,  in  the 
existing  parking  lots,  the  best  sites  for  the  proposed  new  shopping. 

It  is  true  that  they  were  originally  acquired  for  parking  but  it  would  be 
unwise,  and  contrary  to  the  public  interest,  to  put  the  new  shopping  else¬ 
where  simply  for  that  reason.  If  this  were  done  it  would  make  the 
shopping  development  so  much  less  efficient  and  attractive  that  its 
success  would  be  questionable.  The  City  has  a  responsibility  for  the 
sound  future  development  of  its  commercial  centres,  just  as  it  has  for  all 
other  areas,  and  the  proposals  advanced  are  in  keeping  with  that  responsi¬ 
bility. 

RESIDENTIAL  DEVELOPMENT 


The  Appraisal  proposed  that  residential  areas  abutting  the  centre, 
east  of  Yonge  Street,  be  rezoned  to  permit  apartment  development  at  Zone 
4  density.  All  the  sites  are  close  to  shopping  and  public  transportation, 
are  near  major  roads  and  overlook  open  space.  Apartment  development 
here  would  be  cut  off  from  any  nearby  low  density  residential  areas,  and 
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would  be  unlikely  to  affect  them  through  the  generation  of  traffic  or 
otherwise.  The  area  would  be  small  enough  that  it  could  be  completely 
rebuilt  in  the  next  20  years  if  the  forecast  demand  for  high  density 
apartments  is  realized.  Some  objection  has  been  raised  to  the  proposed 
increases  in  residential  density,  and  one  or  two  requests  have  been  made 
for  higher  density.  Some  residents  feel  that  high  rise  apartments  would 
force  them  from  the  area,  especially  if  assessments  were  increased. 

Others  feel  that  apartments  should  be  permitted  only  adjacent  to  the  ravine. 

It  has  been  suggested  that  access  into  the  area  north  of  Heath  Street 
East  is  inadequate  for  the  proposed  apartment  concentration.  This  has 
been  re-examined  and  no  great  difficulties  are  anticipated. 

Another  submission  suggested  that  the  zoning  on  Pleasant  Boulevard 
should  be  the  same  for  both  sides  of  the  streets.  As  now  proposed,  the 
north  side  would  be  C.1A  L.4  Zone  4,  permitting  office  development,  while 
the  south  side  would  be  R.3  Zone  4,  permitting  high  density  apartments. 
There  are  several  reasons  for  retaining  the  present  arrangement.  Each 
part  has  the  site  attributes  needed  for  the  development  proposed:  the 
amount  of  land  in  each  category  has  been  carefully  related  to  demand: 
assembly  of  land  is  encouraged  and  the  roadway  makes  a  suitable  boundary 
between  groups  of  free-standing  buildings  of  the  types  likely  to  be  built. 
There  would  be  no  advantages  to  the  proposed  change. 

PROPOSED  ROAD  SYSTEM 

In  the  Appraisal  a  new  north-bound  road  was  proposed  around  the 
St.  Clair-Yonge  Centre.  Traffic  going  north  on  Ycnge  Street  would  turn 
east  on  Rosehill  Avenue  then  swing  north  on  an  extension  of  Ferndale 
Avenue  and  eventually  return  to  Yonge  Street  via  Heath  Street  East.  Yonge 
Street  would  be  south-bound  between  Heath  Street  and  Rosehill  Avenue. 

This  arrangement  would  improve  through  traffic  movement,  facilitate  turns 
at  the  intersection,  reduce  traffic  cn  local  streets,  reduce  conflicts 
between  pedestrians  and  vehicles,  provide  adequate  service  for  the  centre 
and  abutting  new  development,  contain  an  area  suitable  for  the  expanded 
centre  and  separate  it  clearly  from  abutting  residential  areas. 

Several  submissions  have  dealt  with  this  proposal.  Some  have  suggested 
that  it  is  impractical  and  unsatisfactory.  Others  have  put  forward 
variants  intended  to  improve  the  design.  Some  have  suggested  that  the 
proposal  could  only  be  a  temporary  solution  to  the  traffic  problem  in  the 
Yonge-St.  Clair  area  and  that  more  drastic  improvements  be  considered, 
although  in  most  cases  no  specific  alternatives  were  put  forward.  One 
submission  suggested  that  all  the  major  intersections  on  Yonge  Street 
were  just  as  bad  as  the  Yonge-St.  Clair  intersection  and  in  need  of  equal 
treatment.  Several  submissions  commented  that  the  loop  road  as  proposed 
would  conflict  with  T.T.C.  movement  on  St.  Clair  Avenue. 

Four  major  alternatives  suggested  are  indicated  in  Figure  3  (A  &  B) . 
One  uses  an  extension  of  Avoca  Avenue  along  the  crest  of  the  ravine  from 
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Rosehill  to  Glen  Elm  Avenue.  Two  others  follow  the  Ferndale  Avenue  route 
proposed  in  the  Appraisal  but  splay  out  at  the  ends  to  join  Yonge  Street 
at  different  points.  The  fourth  combines  the  widening  of  Yonge  Street 
with  an  extension  of  Alvin  Avenue  above  the  subway  and  a  variant  on  the 
Ferndale  Avenue  extension. 

None  of  the  alternatives  has  all  the  advantages  provided  by  the  loop 
road  proposed  in  the  Appraisal.  The  Avoca  Avenue  loop  would  not  serve 

the  centre  as  well  and  would  bring  traffic  through  the  residential  areas. 

It  would  also  separate  these  from  the  parkland  in  the  ravines.  The 
widening  of  Yonge  Street  would  have  drastic  effects  on  the  shopping  centre 
and  would  not  improve  local  accessibility.  This  was  discussed,  along 
with  other  alternatives,  in  Appendix  V  of  the  Appraisal. 

The  Alvin  Avenue  extension  would  not  provide  a  suitable  allocation 
of  land  for  future  development.  While  there  would  be  some  improvement 
of  local  circulation  this  would  be  reduced  by  the  need  to  go  over  the 
subway  station  and  the  difficulty  of  a  second  intersection  on  St.  Clair 
Avenue  so  close  to  Yonge  Street.  The  cost  of  structure  over  the  subway 
would  be  high,  and  if  this  were  extended  down  the  hill  traffic  would 
disturb  adjoining  residential  areas  and  make  them  less  attractive  and 
stable. 

The  alternatives  suggested  for  the  Ferndale  Avenue  route  are 
primarily  designed  to  ease  the  bends  on  the  loop  road  and  improve  the 
connections  to  Yonge  Street  as  compared  to  the  proposal  advanced  in  the 
Appraisal.  These  are  important  considerations:  the  radius  and  design 
of  the  curves  and  connections  must  be  adequate  for  the  volume  and  speed 
of  traffic  anticipated. 

Variants  similar  to  the  alternatives  now  advanced  were  considered  in 
the  preparation  of  the  Appraisal  and  dropped  for  a  number  of  reasons.  A 
connection  to  Yonge  Street  south  of  Rosehill  Avenue  is  costly  to  construct 
and  of  doubtful  traffic  advantage  since  it  comes  over  the  crest  of  the 
escarpment.  Rosehill  Avenue  would  have  to  be  maintained  to  serve  abutting 
properties  and  traffic  circling  the  loop. 

North  of  Heath  Street  East  the  position  is  complicated  by  the  Lawton 
Boulevard  junction.  The  loop  itself  is  well  placed  in  the  Appraisal 
proposals,  separating  the  commercial  and  residential  areas.  The 
alternatives  do  not  achieve  this  as  well:  they  would  be  considerably 
more  costly  and  it  is  doubtful  if  they  would  achieve  any  traffic  advantage 
since  the  essential  movements  and  connections  are  the  same.  Heath  Street 
East  would  have  to  be  maintained  to  serve  abutting  properties.  The 
Lawton  Boulevard  connection  needs  careful  study  to  make  it  adequate  and 
safe,  but  there  is  some  disadvantage  to  a  scheme  that  would  encourage  its 
use  by  more  motorists. 

The  careful  reconsideration  of  the  loop  proposals  resulting  from 
study  of  the  alternative  advanced  has  confirmed  that  the  scheme  outlined 
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in  the  Appraisal  is  essentially  sound  and  should  be  adhered  to.  In 
working  out  details  care  should  be  taken  to  ensure  that  curvatures  and 
connections  are  adequate  for  the  volume  and  speed  of  traffic  to  be  handled. 

Some  submissions  dealing  with  details  should  be  commented  on.  The 
possibility  of  conflict  between  T.T.C.  vehicles  and  traffic  at  the  St. 
Clair-Ferndale  intersection  was  gone  into  in  preparing  the  Appraisal  and 
a  suitable  control  system  was  outlined  in  calculating  traffic  capacities. 
The  detailed  design  would  have  to  take  this  into  account. 

A  suggestion  to  rebuild  the  St.  Clair  subway  station  so  that  the 
surface  loading  platforms  would  be  in  the  middle  of  the  street,  as  at  the 
Bloor  station,  would  be  extremely  expensive  and  of  limited  value, 
especially  where  buses  are  used. 

Fear  that  north-bound  traffic  on  the  loop  would  use  Alvin  and  Glen 
Elm  Avenues  north  of  Heath  Street  East  to  avoid  the  intersection  at  Yonge 
Street  seems  exaggerated,  but  if  necessary  this  could  be  prevented  by 
making  these  streets  one-way  southbound  towards  Heath  Street  East. 

The  proximity  of  the  Ferndale  Avenue  branch  of  the  loop  to  Deer  Park 
Public  School  is  certainly  undesirable,  but  with  normal  reasonable 
precautions  in  design  and  operation  there  seems  to  be  no  reason  why  this 
should  pose  serious  problems.  This  was  discussed  in  Chapter  III. 

A  major  question  is  whether  the  loop  road,  with  all  its  advantages, 
can  really  solve  all  the  traffic  problems  adequately.  This  is  a  matter 
of  degree.  Clearly  not  all  traffic  is  going  to  be  able  to  flow  freely 
wherever  it  wishes.  But  according  to  the  best  calculations  the  loop  road 
will  be  a  significant  improvement  and  will  provide  adequate  capacity  for 
local  service  as  well  as  through  traffic.  It  will  have  a  capacity  as 
great  as  Yonge  Street  further  north  and  greater  than  Yonge  Street  to  the 
south.  To  get  full  advantage  from  the  loop  steps  should  be  taken  to 
widen  Yonge  Street  as  far  as  Davenport  Road.  There  would  seem  little 
point  in  increasing  the  capacity  at  St.  Clair  Avenue  beyond  the  rest  of 
Yonge  Street. 

Should  it  ever  be  decided  to  increase  Yonge  Street's  capacity 
throughout  its  entire  length  an  underpass  could  be  built  at  St.  Clair 
Avenue  without  conflicting  with  the  present  proposals,  vhich  would  still 
be  needed  for  surface  traffic.  However,  this  seems  very  unlikely  as 
long-distance  through  traffic  will  be  handled  instead  by  such  roads  as  the 
Don  Valley  Parkway  and  Spadina  Extension. 

Summary 


There  is  general  agreement  on  the  need  to  improve  and  further  develop 
the  St.  Clair -Yonge  Centre.  The  main  issues  have  been  the  density  of 
development  and  the  best  road  plan. 
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The  density  is  intimately  related  to  the  concept  of  the  shopping 
centre  with  abutting  office  and  residential  areas.  A  drastic  increase 
would  jeopardise  this.  Reconsideration  has  led  to  the  conclusion  that 
moderate  increase  would  be  unlikely  to  have  serious  effects  and  this  is 
now  proposed,  together  with  zone  boundary  changes  to  make  the  intent 
clearer . 

Many  suggestions  have  been  made  of  ways  to  improve  the  road  plan. 
Study  of  these  has  led  to  the  conclusion  that  none  combines  all  the 
advantages  of  the  Appraisal  loop  road  proposal.  The  consequent 
re-examination  of  that  proposal  has  confirmed  the  view  that  it  does  an 
adequate  job  at  a  reasonable  cost.  Details  will  have  to  be  worked  out 
with  its  essential  functions  in  mind. 
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CHAPTER  IV  :  THE  PLAN  IN  DETAIL 
AREA  2  :  ORIOLE-NORTH  HILL 


In  the  Appraisal  the  stated  aim  of  the  plan  for  the  Oriole-North  Hill 
area  was  as  follows: 

It  is  the  aim  of  the  plan  to  preserve  the  character  and  quality 
of  the  interior  residential  streets  and  to  enhance  the  area's 
stability.  Recent  intensive  development  on  arterial  streets 
is  confirmed  and  supported*,  Where  excessive  contrast  and 
conflict  between  the  development  on  interior  streets  and  the 
arteries  has  caused  unsatisfactory  conditions,  changes  which 
seek  to  remedy  the  situation  are  suggested. 

Despite  a  fairly  large  measure  of  disagreement  on  the  merits  or 
otherwise  of  some  of  the  detailed  proposals  for  rezoning,  the  submissions 
and  discussion  taken  as  a  whole  do  not  suggest  any  basic  change  in  the  aim 
of  the  plan  for  this  part  of  the  district. 

GENERAL  REVIEW 


There  is  little  question  that  for  the  large  majority  of  properties  in 
the  area  the  aims  of  the  plan  and  detailed  zoning  proposals  are  acceptable 
and  require  no  revision.  The  problems  have  centered  on  the  zoning 
proposals  for  St.  Clair  Avenue  both  east  and  west  of  Avenue  Road,  on  the 
zoning  proposals  for  Delisle  Avenue,  and  to  a  lesser  extent  on  the  proposals 
for  Oriole  Road  and  Lawton  Boulevard. 

In  the  Oriole  Section  the  Deer  Park  Residents'  Association  feel  that 
the  zoning  on  St.  Clair  Avenue  is  the  key  to  the  stability  of  the  area  to 
the  north  and  that  for  this  reason  the  zoning  should  revert  from  the 
present  R.4A  to  R.4,  in  contrast  to  the  Appraisal's  suggestion  that  the 
street  should  become  a  C.1A  district.  Owners  on  St.  Clair  Avenue  itself 
have  not  expressed  any  views  on  the  Appraisal  proposals  except  that  the 
Ontario  Hospital  Association  feels  that  its  site  should  be  given  a  higher 
density  than  proposed.  No  decision  has  yet  been  handed  down  by  the 
Ontario  Municipal  Board  on  the  appeal  by  the  Dominion  Stores  against  the 
refusal  of  the  City  to  rezone  for  shopping  and  office  building  purposes  a 
portion  of  land  between  the  Duplate  Building  and  the  shopping  area  at  the 
corner  of  Yonge  Street  and  St.  Clair  Avenue.  For  the  purposes  of  this 
review  it  is  assumed  that  the  City's  decision  on  the  application  will  be 
upheld;  should  this  prove  not  to  be  the  case  an  additional  report  on  the 
changes  made  necessary  thereby  will  have  to  be  prepared.  The  Board  has 
held  its  hearing  and  reserved  a  decision;  as  long  as  the  matter  is  "before 
the  Courts"  it  is  not  advisable  to  discuss  the  implications  of  possible 
decisions. 

The  Deer  Park  Residents'  Association  contends  that  if  St.  Clair 
Avenue  is  reverted  to  R.4  there  is  no  need  to  create  a  Zone  4  residential 
district  on  the  south  side  of  Delisle  Avenue  and  this  would  make  it 
possible  to  maintain  the  R.2  Zone  2  district  on  the  north  side.  Residents 
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of  the  north  side  of  Delisle  Avenue  contend  that  the  zoning  on  their  side 
of  the  street  should  be  the  same  as  that  assigned  to  the  south  side.  The 
owners  of  properties  on  the  west  side  of  Oriole  Road  south  of  Heath 
Street  adopt  a  position  somewhat  similar  to  that  of  the  Deer  Park  Residents' 
Association:  it  is  their  view  that  medium  density  for  their  properties  is 
an  unsatisfactory  proposal  and  that  the  properties  should  be  given  high 
density  zoning  if  St.  Clair  Avenue  is  to  become  a  C.1A  district  but  should 
remain  in  its  present  zoning  if  St.  Clair  Avenue  reverts  to  R.4  zoning. 

At  the  same  time  residents  on  the  northern  part  of  Deer  Park  Crescent 
feel  that  any  zoning  applied  to  the  southern  part  of  the  Crescent  should 
be  made  applicable  to  their  properties. 

In  another  part  of  the  Oriole  Section,  the  Lawton  Boulevard  area, 
there  has  been  considerable  discussion.  The  Deer  Park  Residents'  Associa¬ 
tion  objects  to  the  proposed  Zone  3  area,  the  owners  on  Lawton  Boulevard 
between  Oriole  Gardens  and  Heath  Street  wish  to  retain  their  present  R.4A 
category,  and  there  has  been  objection  to  the  proposed  local  shopping 
centre  at  the  north  end  of  Lawton  Boulevard.  The  remaining  dwellings 
south  of  the  recently  built  apartments  on  the  east  side  of  Lawton  are 
described  as  being  in  adverse  and  difficult  circumstances ,  being  small 
properties  "trapped"  between  the  subway,  Lawton  Boulevard,  and  surrounding 
high  density  development.  A  zoning  category  which  would  allow  these 
properties  to  be  sold  for  a  wider  range  of  uses  than  permitted  by  R.2  has 
been  requested. 

In  the  North  Hill  Section  the  chief  point  at  issue  has  once  again 
been  the  zoning  of  St.  Clair  Avenue,  which  is  nominally  R.4  Zone  3  at 
present  but  really  governed  by  special  clauses  that  permit  development 
quite  unlike  the  normal  development  for  such  a  district.  The  Appraisal 
proposed  reducing  the  permitted  density  and  introducing  the  normal  resi¬ 
dential  standards  which  do  not  now  apply  in  this  area.  To  do  so  meant 
giving  up  the  special  height  limit  on  apartment  buildings  of  4  storeys 
plus  basement.  This  proposal  has  been  vigorously  opposed  by  the  North 
Hill  District  Home  Owners'  Association  who  would  like  to  see  some  improve¬ 
ment  of  the  standards  but  considers  the  retention  of  the  height  limit 
essential.  The  South  Hill  District  Home  Owners'  Association  takes  a 
somewhat  similar  view  but  has  suggested  a  compromise  of  a  height  limit 
of  6  storeys  together  with  other  special  regulations.  On  the  other  hand 
owners  of  property  on  St.  Clair  Avenue  itself  would  like  to  see  a 
broadening  of  the  uses  permitted,  allowing  more  administrative  and 
selected  professional  offices  with  a  retention  of  existing  permitted 
densities. 

These  are  the  main  issues  with  regard  to  zoning  and  land  use  in  the 
Oriole-North  Hill  Section,  although  there  are  other  individual  points  and 
applications  which  have  not;  been  mentioned  in  this  general  review  but  will 
be  covered  in  the  detailed  Sections  to  follow. 

With  regard  to  the  road  system  plan,  most  discussion  has  centred 
around  the  changes  in  the  Lawton -Heath -Yonge  intersection  that  were  put 
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forward  as  part  of  the  loop  road  proposals.  Several  suggestions  were  also 

made  at  the  public  meetings  that  traffic  on  Avenue  Road  should  be  routed 

one-way  around  the  east  and  west  sides  of  Upper  Canada  College.  This 

also  was  dealt  with  in  the  Chapter  on  Roads,  Parks  and  Schools  (Chapter 

III). 


Finally,  with  regard  to  parks  only  one  or  two  isolated  suggestions 
were  made. 

PROPOSED  ZONING 

The  revised  proposed  zoning  suggested  in  the  following  paragraphs  is 
shown  in  Figure  8.  This  may  be  compared  with  the  proposed  zoning  put 
forward  in  the  Appraisal,  shown  in  Figure  7. 


1.  Oriole  Section  Interior  Streets  Zoned  R.2  Zone  2 


Except  in  the  Delisle-Deer  Park  Crescent-Heath  Street  area  no  change 
has  been  suggested  or  is  now  proposed  in  the  R.2  Zone  2  designation 
for  the  interior  streets  of  the  Oriole  Section. 

2.  Delisle  Avenue-Deer  Park  Crescent 

In  setting  out  the  revised  proposals  for  the  zoning  of  Delisle  Avenue 
and  Deer  Park  Crescent,  it  must  first  be  stated  that  this  report  does 
not  agree  with  the  several  views  expressed  that  the  zoning  of  St. 

Clair  Avenue  should  be  reverted  to  R.4.  It  is  felt  that  the  designa¬ 
tion  suggested  in  the  Appraisal,  C.1A  L.3  Zone  4,  is  appropriate. 

This  view  is  explained  below  under  sub-heading  number  8(a). 

It  is  now  proposed  to  designate  the  south  side  of  Delisle  Avenue  and 
the  lower  part  of  Deer  Park  Crescent  R.3  Zone  4.  This  is  the  same 
density  proposed  in  the  Appraisal  but  the  permitted  uses  are  broadened 
to  include  the  R.3  uses,  which  are  institutions  of  a  residential 
nature.  It  is  no  longer  proposed  to  have  a  special  clause  requiring 
a  deeper  front  yard  for  buildings  on  the  south  side  of  Delisle.  This 
zone  has  been  extended  easterly  to  include  2  properties  which  were 
shown  in  the  proposed  zoning  map  of  the  Appraisal  as  being  in  the  C.1S 
district.  This  extension  corrects  a  drafting  error  in  the  original 
map . 

It  is  proposed  that  the  north  side  of  Delisle  Avenue  be  designated 
R.3  Zone  3,  permitting  apartments  and  institutional  residences  at 
medium  density. 

It  is  proposed  to  redesignate  the  remaining  properties  north  of  the 
high  density  area  on  the  west  side  of  Deer  Park  Crescent,  properties 
between  Deer  Park  Crescent  and  Oriole  Road  on  the  south  side  of  Heath 
Street,  and  some  additional  properties  on  the  east  side  of  Oriole  Road 
as  an  R.2  Zone  3  area. 


/. 


-■ 


‘*ii-  ■ 


Page  34 


The  original  proposals  in  the  Appraisal  were  based  on  the  fact  that  the 
area  from  Oriole  Gardens  southward  met  most  of  the  criteria  for  high 
density  apartment  development,  the  exception  being  that  the  area  lacks 
public  open  space  and  could  not  be  isolated  from  nearby  low  density 
development.  The  amount  of  lands  available  was  far  in  excess  of 
anticipated  requirements  for  the  next  20  years.  For  this  reason  only 
the  south  side  of  Delisle  was  proposed  for  immediate  rezoning  because  it 
was  there  that  unsatisfactory  conditions  had  been  created  by  the 
pressure  of  development  on  St„  Clair,  by  the  parking  stations,  traffic 
and  by  the  street  parking  arising  from  the  St,  Clair-Yonge  Centre.  It 
was  considered  that  the  proposals  made  would  stabilize  the  area  for  the 
forseeable  future  but  it  was  un  underlying  assumption  that  in  the  long 
run  more  high  density  areas  might  have  to  be  created  in  this  sector. 

The  subsequent  discussions  have  made  it  abundantly  clear  that  the 
proposals  would  tend  to  produce  instability  in  the  area  and  that  the 
anticipation  in  the  minds  of  some,  or  fear  in  the  minds  of  others,  that 
eventual  changes  to  high  density  zoning  would  be  made  would  create 
extreme  difficulty  in  stabilizing  the  zoning  over  the  period  of  the  plan. 

In  order  to  meet  this  situation  it  is  now  proposed  that  even  though  the 
area  does  meet  many  of  the  criteria  for  high  density  development  such 
development,  beyond  what  is  now  proposed,  should  not  be  envisaged.  In 
other  words  while  a  high  density  area  could  be  created  in  this  general 
vicinity  it  is  considered  to  be  more  in  the  interest  of  the  City  and 
of  the  area  to  forego  this  possibility  as  a  long  term  proposition. 

On  these  assumptions  it  is  then  appropriate  to  establish  a  stepping 
down  of  densities  from  the  St.  Clair  frontage  northwards  and  to 
establish  appropriate  long  term  uses  in  the  intermediate  area. 

It  is  still  felt  that  Zone  4  densities  are  appropriate  for  the  south 
side  of  Delisle  Avenue  and  the  south  part  of  Deer  Park  Crescent,  As 
originally  explained  in  the  Appraisal  the  area  is  a  good  one  for  such 
densities;  in  addition  any  lesser  density  is  more  likely  to  result  in 
the  proliferation  of  parking  areas  related  to  St,  Clair  Avenue  uses 
than  in  buildings  which  would  help  maintain  the  built-up  character  of 
the  street. 

The  north  side  of  Delisle  Avenue  and  the  remainder  of  the  block  bounded 
by  Deer  Park  Crescent,  Heath  Street  and  Oriole  Road  are  proposed  at 
Zone  3.  This  density  should  produce  a  reasonable  relationship  with  the 
areas  on  either  side. 

Both  the  north  and  south  sides  of  Delisle  Avenue  and  part  of  Deer  Park 
Crescent  are  proposed  R.3  areas,  under  the  revision.  If  all  this 
area  is  not  to  be  regarded  as  a  long  term  area  for  high  density 
apartment  development  uses  must  be  found  which  can  stabilize  the  area 
on  a  long  term  basis.  It  is  considered  that  the  residential  institu¬ 
tions  permitted  by  R.3  (as  well  as  apartments  and  other  residential  uses) 
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would  provide  such  a  suitable  use.  The  widening  of  the  permitted  uses 
on  Delisle,  it  is  felt,  would  increase  the  opportunity  of  maintaining 
the  street  as  a  built-up  street  of  fine  quality.  Opportunities  would 
exist  for  the  use  of  many  existing  dwellings  as  residential  institu¬ 
tions  in  the  same  manner  as  any  in.  the  Annex  Planning  District  R.3 
districts.  Under  the  R.3  rone,  existing  buildings,  which  might 
otherwise  be  uneconomic  to  maintain  and  yet  not  ripe  for  redevelopment, 
could  still  be  used.  The  location  of  the  R.3  district  is  excellent 
for  R.3  uses  and  many  of  the  existing  buildings  are  suitable  for  the 
purpose.  The  more  -  than '-aver  age  depth  of  lot  on  the  north  side  of 
Delisle  Avenue  provides  an  adequate  separation  between  these  uses  and 
the  R.2  district  on  Heath  Street. 

3.  Oriole  Road 


The  revised  proposed  zoning  on  Oriole  Road  makes  no  change  from  that 
originally  suggested  in  the  Appraisal  except  for  the  addition  to  the 
R.2  Zone  3  area  of  the  remaining  properties  on  the  east  side  of  Oriole 
Road  south  of  Heath  Street. 

Both  the  Deer  Park  Residents'  Association  and  the  petitioners  on 
Oriole  Road  stated  that  the  street  can  be  left  at  its  existing  R.2 
Zone  2  designation  (at  least  as  far  as  the  properties  south  of  Heath 
Street  are  concerned)  provided  St.  Clair  Avenue  reverts  to  R.4  zoning, 
with  Zone  4  or  Zone  5  density.  It  is  stated  that  the  office  buildings 
are  the  cause  of  trouble  on  this  street  and  that  the  high  rise,  old 
standard,  apartments  on  Avenue  Road  are  not  the  cause  of  any  problem 
because  of  the  great  depth  of  lots. 

On  the  other  hand  comments  were  made  at  the  discussion  groups  from 
persons  owning  property  or.  the  west  side  of  Oriole  Road  north  of  Heath 
Street,  that  the  density  should  be  increased  to  Zone  4  and  a  submission 
was  received  to  that  effect  for  the  property  on  the  south-west  corner 
of  Oriole  Road  and  Lonsdale  Road.  In  the  case  of  properties  north  of 
Heath  Street  they  would  appear  to  te  beyond  the  range  of  influence  of 
any  office  development  or  3«:„  Clair  Avenue  certainly  as  far  as 
excessive  parking  is  concerned. 

The  petition  states  that  if  Si.  Clair  Avenue  zoning  is  not  changed  to 
R.4  then  Zone  5  density  sl.tuld  he  permitted,  on  Oriole  Read  and  that  any 
other  density  is  uneconomic.  Be, .idee  making  these  statements  the 

petition  contains  one  or  two  qualifications  which  tend  to  make  it 
doubtful  if  the  petitioners  would  be  satisfied  -  at  least  for  very 
long  -  to  maintain  the  R.2  Zone  2  designation  even  if  the  change  in 
St.  Clair  Avenue  zoning  were  made  as  they  propose.  It  would  appear, 
especially  in  view  of  the  representation  concerning  the  northern  half 
of  this  strip,  north  of  Heath  Street,  that  it  would  be  more  realistic 
to  regard  this  as  an  application  for  high  density  zoning. 

As  such,  the  proposal  must  be  rejected.  Ac  explained  in  the  Appraisal 
the  area  does  not  meet  the  criteria  for  high  density  apartments  but 
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the  medium  densities  of  Zone  3  are  reasonable  and  apartments  built  to 
this  standard  could  be  successful  next  to  the  high  density  buildings  on 
St.  Clair  Avenue  and  Avenue  Road  while  not  causing  adverse  problems  in 
the  Zone  2  areas.  The  submissions  state  that  Zone  3  development  would 
not  be  economic  on  these  sites  and  would  produce  land  values  half  the 
value  of  the  properties  for  their  present  use.  Such  calculations 
are  unstable  and  liable  to  fluctuate  widely  with  market  conditions, 
building  costs,  interest  rates  and  other  factors.  It  is  not  anticipa¬ 
ted  that  all  owners  will  be  able  to  make  immediate  advantageous  sales 
but  planning  and  zoning  policy  is  not  designed  for  this.  It  could 
not  be  otherwise  unless  the  public  purpose  were  abused. 

While  the  parking  and  traffic  problems  referred  to  by  the  submissions 
do  exist,  the  parking  situation  on  this  street  is  much  less  severe 
than  that  experienced  on  Delisle  Avenue  or  Heath  Street  West,  and  the 
traffic  is  considerably  less  severe  than  that  experienced  on  Forest 
Hill  Road  or  Russell  Hill  Road  or  a  number  of  others  in  the  district. 
These  do  not  add  up  to  reasons  for  excessively  high  density  on  Oriole 
Road  in  an  area  which  does  not  meet  the  requirements  for  its  location 
and  which  would  represent  an  apartment  potential  far  in  excess  of  the 
demand  for  the  forseeable  future. 

It  is  therefore  concluded  that  the  R.2  Zone  3  area  on  Oriole  Road 
should  remain  as  shown  on  the  revised  proposed  map.  There  would,  of 
course,  be  no  objection  to  the  designation  of  the  entire  street  as 
R.2  Zone  2  so  long  as  this  met  with  general  concurrence  of  owners  on 
the  street  and  was  not  tied  to  conditions  concerning  the  zoning  of 
St.  Clair  Avenue.  Should  it  prove  to  be  the  case  that  such 
concurrence  exists  there  would  be  no  planning  objection  to  such  Zone 
2  designation;  however,  it  should  be  applied  also  to  the  north  half 
of  the  block  between  Oriole  Road  and  Deer  Park  Crescent. 

4.  Lawton  Boulevard-Gormley  Avenue-Lascelles  Boulevard 

The  revised  zoning  proposals  for  this  section  delete  the  proposed 
C.1B  (local  business)  district  at  the  north  end  of  Lawton  Boulevard 
and  replace  a  small  area  of  R.4A  zoning  on  Lawton  Boulevard  between 
Oriole  Gardens  and  Heath  Street  that  exists  under  the  present  zoning. 
The  C.1B  district  originally  proposed  in  the  Appraisal  has  been 
deleted  for  a  number  of  reasons.  The  first  is  related  to  the  proposed 
regulations  for  C.1B  districts.  Since  the  Appraisal  was  published  the 
Committee  on  Buildings  and  Development  has  been  considering  the  draft 
by-laws  arising  out  of  the  Rosedale  Appraisal,  including  the  general 
regulations  for  C.1B  districts.  On  the  basis  of  those  matters  which 
have  received  the  approval  of  the  Committee,  it  is  now  clear  that  the 
site  at  the  north  end  of  Lawton  Boulevard  would  be  most  difficult  to 
develop  under  the  regulations  and  would  in  fact  require  exceptions  to 
those  regulations  should  the  zoning  be  approved.  The  second  reason 
for  deletion  is  that  objection  has  been  made  by  local  residents; 
while  it  is  felt  that  the  basis  of  many  of  these  objections  is 
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inherently  unsound,  there  is  on  the  other  hand  no  overriding  planning 
reason  why  the  provision  of  such  a  local  business  district  should  be 
insisted  upon.  C.13  districts  are  intended  for  service  to  and  the 
convenience  of  local  residential  areas,  in  order  to  enhance  their 
attractiveness  and  stability.  If  for  any  reason  local  residents  feel 
that  any  particular  one  would  not  accomplish  this  objective  there  is 
little  point  in  providing  it.  Also,  as  several  submissions  have 
pointed  out,  it  appears  likely  that  the  shopping  needs  of  the  north 
section  of  Deer  Park  in  this  vicinity  may  be  served  by  commercial 
development  around  the  Davicville  subway  station  as  recently  announced 
by  the  T.T.C. 

The  existing  R.4A  district  on  Lawton  Boulevard  between  Oriole  Gardens 
and  Heath  Street  has  been  retained  in  the  revised  zoning  proposals 
although  it  was  omitted  in  the  Appraisal  proposals.  The  zoning 
boundary  has  been  altered  slightly;  the  west  boundary  of  the  zone 
now  includes  several  properties  fronting  on  Heath  Street  but  in  the 
revised  zoning  map  only  those  properties  with  frontage  on  Lawton 
Boulevard  are  included  in  the  R.4A  district.  The  main  reason  for 
the  insertion  of  the  R.4A  district  is  to  recognize  the  existing  uses 
of  the  properties,  which,  as  the  residents  have  pointed  out,  are 
already  used  for  business  and  professional  offices. 

A  number  of  the  owners  on  the  east  side  of  Lawton  Boulevard  at  the 
lower  end,  where  existing  houses  have  not  been  replaced  by  apartments 
as  has  been  the  case  further  north,  have  protested  the  proposed 
reclassification  of  the  area  from  R.4  to  R.2.  As  these  owners  have 
pointed  out  the  property  is  not  in  the  most  desirable  location  for 
dwellings  and  they  have  been  affected  by  tile  high  density  developments 
farther  north,  by  the  traffic  and  by  the  subway.  They  feel  that  the 
property  should  be  less  restr ictively  classified  than  at  present  rather 
than  more  restrictively . 

Although  the  present  zoning  category  is  R.4  for  the  whole  of  the  east 
side  of  Lawton  Boulevard  it  cannot  be  argued  that  this  is  a  suitable 
location  for  the  more  intensive  uses  that  R.4  zoning  permits.  The 
present  R.4  designation  is  a  hangover  from  the  days  when  it  was 
necessary  to  apply  a  less  restrictive  use  category  when  applying  a 
high  density  category  for  building.  In  proposing  a  combination  of  use 

and  density  for  this  area  the  Planning  Board  is  faced  with  an  existing 
development  at  high  density  covering  most  of  the  area,  which  it  did 
not  originally  approve.  The  problems  that  have  arisen  in  the  area 
since  that  time  make  it  even  more  clear  that  it  would  not  be  wise  to 
intensify  the  difficulties.  The  proposed  R.2  Zone  4  designation 
recognizes  development  that  has  already  occurred.  The  building  of 
apartments  on  the  remaining  properties  on  the  lower  end  of  Lawton 
Boulevard  would  not  add  appreciably  to  the  existing  problem  but  R.4 
uses  at  those  same  densities  could  be  quite  serious.  Development  of 
apartments  to  replace  the  remaining  houses  is  unlikely  to  occur  unless 
the  properties  are  assembled  into  satisfactory  sites. 
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Objection  has  been  made  to  the  proposed  Zone  3  areas  on  the  west  side 
of  Lawton  Boulevard  between  Heath  Street  and  Walmsley  Boulevard,  and 
in  the  Gormley  Avenue  area.  Between  Heath  Street  and  Oriole  Gardens 
the  Zone  3  area  exists  under  the  present  zoning  and  the  proposals  have 
made  no  change  in  the  present  situation.  The  Zone  3  area  between 
these  two  streets  is  not  therefore  "an  intrusion"  in  any  new  sense. 
North  of  Oriole  Gardens  to  Walmsley  Boulevard  the  proposed  Zone  3  area 
recognizes  a  number  of  existing  older  apartment  buildings.  In 
neither  case  does  it  appear  likely  that  an  intrusion  of  Zone  3  develop¬ 
ment  on  the  interior  streets  will  be  precipitated  by  the  proposals. 

The  R.2  Zone  3  area  which  extends  along  Gormley  Avenue  recognizes  an 
existing  apartment  on  the  south  side,  but  on  the  north  side  covers 
existing  dwellings  immediately  adjacent  to  the  Brentwood  Towers 
development.  Only  one  submission  was  received  with  respect  to  this 
area,  which  suggested  that  the  proposed  density  was  insufficient  to 
permit  residents  to  sell  their  property  and  move  elsewhere.  It  is 
not  known  to  what  extent  the  general  objection  made  by  the  Deer  Park 
Residents'  Association  is  supported  by  local  residents  on  Gormley. 

Both  these  Zone  3  areas  represent  further  cases  in  which  there  are 
sound  planning  reasons  why  the  density  should  not  be  greater  than 
Zone  3  and  few  reasons  why  it  should  be  reduced  below  that  point. 

There  is,  on  the  other  hand,  no  overriding  planning  reason  for 
insisting  on  the  provision  of  a  Zone  3  area  in  these  locations,  if 
there  is  some  assurance  that  owners  of  property  would  be  satisfied  with 
a  lower  density  zoning  and  would  be  able  to  satisfactorily  maintain 
their  existing  properties  in  sound  condition  in  those  circumstances. 
Until  there  is  some  evidence  to  that  effect  it  is  suggested  that  the 
zoning  proposed  in  the  Appraisal  should  be  maintained. 

5.  Kilbarry  Road-Oxton  Avenue 

Only  one  objection  has  been  made  to  the  proposed  zoning  of  the  Kilbarry 
Road-Oxton  Avenue  Section  and  that  concerns  some  vacant  property  on  the 
north  side  of  Oxton  Road  west  of  Oriole  Parkway.  It  is  claimed  that 
the  Zone  3  density  is  not  sufficient  for  apartments  like  the  others  on 
Oriole  Parkway  and  that  the  lot  is  too  valuable  for  smaller  buildings. 
It  is  further  claimed  that  the  shape  of  the  lot  requires  special 
concessions  on  side  and  rear  set-backs. 

The  general  location  does  not  meet  the  criteria  for  high  density 
apartments.  The  lot  has  been  examined  by  the  staff  and  it  is  quite 
apparent  that  the  lot  could  be  fully  used  for  a  Zone  3  building  without 
any  need  for  concessions  on  side  yards  or  set-backs.  The  case  has  a 
long  history;  considering  the  fact  that  no  other  objections  have  been 
received  from  the  area  and  the  fact  that  the  lots  in  question  were 
sold  in  1950  at  a  very  low  price  to  the  present  owner  by  the  City  for 
the  express  purpose  of  erecting  two  duplexes  or  double  duplexes,  there 
is  no  apparent  reason  why  special  consideration  should  be  given  to  this 
request. 
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6.  Avenue  Road 


One  zoning  application  and  one  submission  have  been  made  requesting  a 
permissible  floor  area  ratio  of  3  or  3.5  times  the  lot  area  for  the 
remaining  potential  apartment  sites  on  Avenue  Road.  It  was  pointed 
out  in  the  Appraisal  that  the  R.4  Zone  4  does  not  represent  any  change 
from  the  existing  zoning.  The  present  restrictions  which  permit  a 
floor  space  of  2.0  times  the  area  of  the  lot  have  been  in  effect  since 
1957.  It  has  been  established  by  the  Planning  Board  in  principle,  a 
principle  which  has  been  upheld  by  City  Council  and  its  Committees  in 
all  but  most  exceptional  circumstances  to  which  the  present  case  bears 
no  parallel,  that  the  standards  adopted  in  1957  should  be  adhered  to. 

In  the  case  of  No.  602  Avenue  Road  the  applicants  state  that  the 
application  of  the  Residential  Standards  to  this  property  would  be 
unfair  and  discriminatory.  This  is  an  issue  which  was  decided  almost 
5  years  ago  and  opportunities  were  available  to  all  owners  to  raise  the 
issue  at  that  time.  It  is  not  felt  that  there  should  be  any  change 
in  the  zoning  of  the  Avenue  Road  properties  in  question. 

7 .  North  Hill,  Excluding  St.  Clair  Avenue 

With  few  exceptions  the  proposed  zoning  of  the  interior  streets  in  the 
North  Hill  area  at  R.l  Zone  1  has  received  general  support.  Objection 
has  been  made  to  such  zoning  for  No.  15  Forest  Hill  Road,  on  the  grounds 
that  this  property  is  very  close  to  the  St.  Clair  Avenue  development  as 
well  as  to  the  Avenue  Road  apartments.  No  specific  proposal  was  put 
forward.  The  Appraisal  stated  that  the  majority  of  owners  on  Forest 
Hill  Road  appear  to  be  satisfied  with  their  existing  situation  and  with 
this  one  exception  no  comments  or  submissions  have  been  made  to  the 
contrary.  While  the  property  in  question  is  perhaps  in  a  poorer 
situation  with  respect  to  adjacent  development  than  any  other  property 
on  the  street,  it  is  not  felt  that  the  circumstances  are  sufficient  to 
justify  introducing  any  increased  density  along  the  street. 

A  zoning  application  has  been  filed  to  rezone  No.  383  Spadina  Road  and 
Nos.  44-46  Montclair  Avenue  from  R.l  Zone  1  to  C.l  V.l.  This  is  the 
second  application  for  the  same  site.  On  the  first  application  the 
Planning  Board  reported  unfavourably,  but  further  consideration  was 
given  to  the  question  in  the  Appraisal  and  the  conclusion  was  reached 
that  there  was  no  planning  reason  for  extending  the  commercial  zone. 

The  extension  would  have  undesirable  effects  on  the  R.l  Zone  1  area  on 
Montclair  Avenue.  The  present  application  differs  in  only  minor 
respects  from  the  original  one;  the  application  is  accompanied  by  plans 
of  a  proposed  3  storey  apartment  with  hardware  store  but  these  plans  do 
not  comply  even  with  the  requirements  that  would  apply  in  a  C.l  district. 
The  building  as  proposed  exceeds  the  permitted  floor  space  and  has 
insufficient  rear  yard. 

8(a)  St.  Clair  Avenue  East  of  Avenue  Road 


The  proposed  zoning  for  St.  Clair  Avenue  between  Avenue  Road  and  the 
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Yonge  Street  commercial  zone  is  C.1A  L.3  Zone  4.  In  the  Appraisal  it 
was  stated  that  this  portion  of  St.  Clair  Avenue  had  developed  as  an 
attractive  prestige  area  characterised  by  office  buildings,  institutions 
and  apartments,  with  recent  building  being  dominated  by  offices.  It 
was  suggested  that  the  C.1A  category  would  be  particularly  suited  to 
the  task  of  maintaining  and  enhancing  this  varied  character,  the  stated 
objective  of  the  plan. 

The  Deer  Park  Residents'  Association  has  made  it  a  keystone  of  their 
counter -proposals  that  the  zoning  of  St.  Clair  Avenue  should  be  R.4 
Zone  4;  even  the  existing  zoning  of  R.4A  is  regarded  as  a  mistake. 

The  petitioners  on  Oriole  Road  take  a  similar  view;  St.  Clair  Avenue 
should  revert  to  R.4  Zone  5.  The  Association  says  that  the  change 
proposed  by  the  Planning  Board  would  affect  only  one  or  two  sites 
because  the  street  is  almost  completely  developed.  On  the  other  hand 
the  petitioners  state  that  the  C.1A  proposal  would  produce  uncontrollable 
expansion  and  probably  result  in  conversion  of  the  existing  apartments 
to  offices. 

It  is  difficult  to  see  what  would  be  gained  by  reverting  St.  Clair 
Avenue  to  an  R.4  district.  The  street  is  already  largely  built  up 
and  the  problems  that  exist  because  of  this  development,  both  on  the 
street  itself  and  on  adjoining  streets,  are  not  going  to  be  altered  or 
solved  by  such  a  reversion  in  zoning,  even  if  it  could  be  considered 
desirable  to  propose  R.4  zoning  for  the  street.  It  was  stated  in  the 

Appraisal  that  the  total  potential  gain  in  office  floor  area  in  the 
St.  Clair -Yonge  vicinity  was  1,300,000  square  feet;  on  St.  Clair  Avenue 
itself  the  potential  under  the  C.1A  L.3  proposal  was  calculated  at 
300,000  square  feet  of  this  total,  or  about  50  per  cent  more  than  the 
existing  total  office  floor  space  on  St.  Clair  Avenue.  Most  of  the 
potential  expansion  is  represented  by  sites  on  the  south  side  of  St. 

Clair  Avenue. 

It  is  agreed  that  the  two  main  problems  to  be  faced  as  development 
occurs  will  be  the  parking  and  traffic  problems,  as  suggested  by  the 
Association  and  the  petitioners.  However,  these  problems  already 
exist  in  large  measure.  Street  parking  on  adjoining  residential 
streets  can  be  controlled  by  parking  regulations  and  their  enforcement, 
but  in  any  event  on-street  parking  as  such  can  get  no  worse  than 
complete  saturation.  The  streets  immediately  north  of  St.  Clair  Avenue 
appear  to  be  reaching  this  point.  Traffic  on  local  streets  may 
continue  to  increase  to  some  degree,  but  the  traffic  generated  by  the 
existing  development  has  already  become  cause  for  complaint  and  this 
traffic  would  in  no  way  be  reduced  by  the  proposed  reversion  to  R.4 
zoning. 

The  provisions  pertaining  to  parking  in  C.1A  districts  are  such  as  to 
encourage  developers  to  include  parking  within  the  main  office  structures. 
It  is  doubtful  if  under  the  C.1A  provisions  existing  apartment  buildings 
could  be  readily  converted  to  office  use;  at  the  very  least  they  would 
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have  to  provide  parking  at  the  standard  rate  of  1  space  per  1,000 
square  feet  of  office  floor  area.  If  the  apartments  do  not  conform 
to  the  set-backs  for  C.1A  districts,  they  cannot  be  converted  to 
offices'*.  It  should  also  be  noted  that  there  is  relatively  little 
difference  in  the  likelihood  of  apartments  being  converted  to  offices 
whether  they  are  zoned  R.4A  or  C.1A,  but  no  advantage  has  been  taken 
of  the  conversion  possibilities  under  the  present  R.4A  zoning.  It  is 
not  felt  that  C.1A  zoning  wculd  make  any  substantial  difference  in 
this  regard. 

It  is  therefore  concluded  that  a  reversion  to  R.4  zoning  would  not  be 
in  keeping  with  the  developed  character  of  the  street  and  would  only 
have  the  effect  of  preventing  a  limited  amount  of  possible  development, 
the  prevention  of  which  cannot  be  supported  on  the  grounds  that  it 
would  contribute  to  the  solution  of  any  of  the  existing  problems.  It 
is  therefore  suggested  that  the  C.1A  L.3  Zone  4  designation  proposed 
in  the  Appraisal  be  reaffirmed  as  the  proper  designation  of  this  area. 

It  is  also  suggested  that  ample  reasons  have  been  set  forth  in  the 
Appraisal  and  in  earlier  Planning  Board  reports  on  particular  rezoning 
applications,  why  the  proposed  density  of  L„  3  should  not  be  increased 
to  L.4  in  this  area.  Further,  with  regard  to  the  proposal  for  Zone  5 
density  for  residential  buildings  on  the  street  (as  suggested  by  the 
petitioners  on  Oriole  Road)  the  Planning  Board  has  consistently 
recommended  that  this  density  should  not  be  employed  outside  of  the 
central  area  and  then  only  on  specific  sites  with  exceptionally  good 
characteristics  for  such  extremely  high  density. 

8(b)  St.  Clair  Avenue  West  of  Avenue  Road 


In  the  Appraisal  it  was  proposed  that  St.  Clair  Avenue  west  of  Avenue 
Road  be  R.4  Zone  4  in  conformity  with  its  existing  and  developing 
character  as  a  street  of  apartment  buildings,  clubs  and  related  uses. 
Special  clauses  were  proposed,  to  permit  the  retention  of  the  doctors' 
office  grouping  and  to  provide  that:  all  new  buildings  would  be  oriented 
toward  St.  Clair  Avenue  and  gain  their  access  therefrom. 

The  area  is  now  subject  to  special  provisions  in  the  By-law  which  have 
the  effect  of  permitting  apartments  to  be  built  at  very  high  density 
(floor  area  ratio  of  2.5)  provided  they  do  not  exceed  a  height  of  4 
storeys  plus  basement.  This  high  density  is  only  achieved  in  such  low 

 /... 


*  Certain  office  uses  can  be  established  in  apartment  buildings  subject 
to  conditions,  but  the  types  of  office  use  depend  on  whether  the 
district  is  R.4  or  R.4A. 
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buildings  by  sacrificing  the  normal  residential  standards  in  other 
respects:  parking  is  only  50  per  cent  instead  of  125  per  cent,  side- 
yards  required  are  only  10  feet  instead  of  25,  and  the  building 
envelope  regulations  are  not  applied. 

Both  the  North  Hill  and  South  Hill  Home  Owners’  Associations,  as  well 
as  individual  home  owners  in  the  adjoining  residential  areas,  have 
opposed  the  proposal  to  abolish  the  height  limit. 

In  spite  of  the  discussions  held  both  before  and  after  the  publication 
of  the  Appraisal  and  the  demonstration  of  the  likely  possible  develop¬ 
ment  of  the  street  under  the  Appraisal  proposals  as  compared  with 
likely  development  under  existing  circumstances,  by  means  of  a  model, 
the  Associations  remain  convinced  that  retention  of  a  height  limit  is 
vital  to  their  interests.  However  with  regard  to  the  other  standards 
the  Associations  recognize  that  it  would  be  desirable  to  make  some 
improvements  and  have  made  various  suggestions  in  this  regard. 

On  its  part  the  Planning  Board  staff  remains  convinced  that  ultimately 
the  impact  of  apartment  development  on  the  adjoining  areas  will  be 
much  more  serious  if  the  present  regulations  are  retained  than  if  the 
normal  residential  standards  are  applied  even  though  this  means 
buildings  of  7  or  even  10  storeys  in  height.  The  alternative 
proposals  by  the  Associations  have  been  studied;  while  they  have  merit 
as  individual  suggestions  some  of  them  would  have  the  effect  of 
reducing  the  amount  of  floor  space  that  could  be  built  on  any  site  and 
others  make  it  necessary  to  design  buildings  of  awkward  size  and  shape 
for  the  best  internal  layout.  In  the  case  of  the  North  Hill 
Association  suggestions  the  proposed  regulations  imply  the  maintenance 
of  the  old  10'  sideyards  if  the  permissible  floor  space  is  to  be 
achieved.  Both  Associations'  proposals  create  difficulties  in  the 
case  of  narrow  or  shallow  lots.  It  is  not  felt  that  good  develop¬ 
ment  would  result  by  reducing  the  front  yard  to  10  feet  as  suggested 
by  the  North  Hill  Association. 

The  proposed  60'  rear  yard  creates  a  number  of  difficulties,  but  a 
40'  rear  yard  as  an  extra  requirement  in  combination  with  the  normal 
residential  standards  would  work  satisfactorily  and  give  an  extra 
measure  of  protection  to  adjoining  residential  areas. 

Retention  of  the  existing  special  regulations  will  result  in  the 
building  of  apartments  at  excessively  high  density  with  no  compensatory 
provisions  in  site  development  standards  to  ameliorate  the  effects  of 
the  density.  It  is  felt  that  undue  emphasis  has  been  placed  on  the 
importance  of  a  height  limit  and  other  special  restrictions  in  this 
area.  These  may  be  advantageous  to  properties  some  distance  away 
from  the  St.  Clair  Avenue  frontage,  but  in  the  long  run  poor  standards 
will  have  adverse  effects  on  properties  nearer  to  St.  Clair  Avenue. 
These  effects  will  then  start  a  deterioration  which  could  run  through 
the  entire  area. 
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It  is  possible  of  course  that  before  this  issue  is  settled  there  will 
remain  only  a  few  undeveloped  sites  on  the  part  of  the  street  in 
question.  On  the  north  side  of  the  street,  2  new  buildings  have  been 
erected  recently  and  a  building  permit  application  has  been  made  for 
a  third  at  the  corner  of  Spadina  Road  and  St.  Clair  Avenue.  However 
this  should  not  be  permitted  to  obscure  the  principles  involved  here, 
and  it  is  suggested  that  development  should  be  permitted  in  accordance 
with  the  normal  residential  standards  together  x^ith  the  changes  in 
special  clauses  already  recommended  in  the  Appraisal. 

A  considerable  amount  of  discussion  has  taken  place  with  regard  to  the 
proper  location  of  the  north  boundary  of  the  R.4  district  on  Warren 
Road.  In  view  of  the  submissions  of  the  Toronto  Eye  Hospital 
expressing  the  intention  of  Dr.  Samis  to  convert  the  two  existing 
buildings  for  the  purposes  of  the  Eye  Hospital  it  appears  unnecessary 
to  change  the  boundary  as  proposed  in  the  Appraisal.  The  revised 
proposed  zoning  map  therefore  shows  the  north  boundary  line  in  the 
same  position  as  it  is  under  the  present  zoning. 

With  regard  to  the  various  submissions  suggesting  that  the  permitted 
uses  on  St.  Clair  Avenue  should  be  increased  to  allow  other  types  of 
professional  office  and  that  a  form  of  architectural  control  should  be 
imposed,  the  following  observations  are  made: 

-  The  special  clause  permitting  doctors'  offices  was  retained 
in  the  proposals  made  in  the  Appraisal  in  order  that  the 
existing  concentration  of  doctors'  offices,  which  appears  to 
have  certain  functional  characteristics,  should  not  be 
forced  out  as  the  area  is  redeveloped  with  apartments.  If 
the  concentration  did  not  exist  already  such  proposals  would 
not  have  been  made.  Doctors'  offices  could  be  maintained 
without  too  much  danger  to  the  area  -  but  other  types  of 
office  development  could  harm  the  surrounding  area.  It  is 
suggested  therefore  that  there  should  be  no  extension  of  the 
permitted  office  uses.  This  also  applies  to  the  zoning 
application  to  permit  a  prescription  dispensary  in  the  base¬ 
ment  of  314  St.  Clair  Avenue  West. 

-  As  mentioned  in  an  earlier  Chapter  of  this  report  it  is  not 
possible  to  consider  the  application  of  architectural  control 
to  this  area  until  special  legislation  exists  to  give  the 
City  general  powers  to  this  end. 

ROAD  SYSTEM  PLAN 


Most  of  the  discussion  on  the  road  system  in  Area  2  concerned  the 
proposed  changes  in  the  Heath-Lawton-Yonge  intersection  which  forms  part 
of  the  general  proposals  for  the  Yonge-St.  Clair  loop.  These  proposals 
are  indicated  in  diagramtic  form  in  Figure  3A  of  this  report. 

Various  alternatives  to  this  scheme  have  been  suggested.  Some  of  the 


/ ... 


: 


;r 


■J  • 


'Ur; 


. .  1 


Page  44 


points  have  been  referred  to  in  Chapter  III  of  this  report,  but  basically 
the  feasibility  of  the  various  alternatives  suggested  depends  on  the 
working  out  of  a  complete  design  for  the  loop  road  proposal.  It  is  not 
felt  that  this  should  be  done  until  the  loop  road  proposal  itself  has  been 
accepted  in  principle  and  the  Department  of  Public  Works  has  been  requested 
to  prepare  detailed  specifications.  It  is  at  that  stage  that  the  merits 
of  the  various  alternatives  for  the  Heath-Lawton-Yonge  intersection  can 
best  be  assessed  and  it  is  suggested  that  no  action  be  taken  on  these 
alternatives  at  the  present  time. 

On  the  question  of  converting  Upper  Canada  College  into  a  traffic 
rotary,  similar  to  Queen's  Park  Crescent,  this  possibility  was  studied  by 
Metropolitan  authorities  in  connection  with  the  proposals  to  widen  Avenue 
Road  north  of  St.  Clair  Avenue.  (See  Chapter  III).  The  Technical 
Traffic  Sub-Committee  of  the  Toronto  Traffic  Conference  considered  this 
possibility  and  rejected  it  on  traffic  grounds  alone  in  favour  of  the 
widening  of  Avenue  Road  and  Oriole  Parkway.  After  studying  the  technical 
reports  on  this  matter,  it  is  felt  that  no  request  should  be  made  through 
formal  channels  to  give  the  proposal  further  study.  There  are  some 
advantages  to  the  proposal  as  well  as  disadvantages;  the  latter  concern 
possible  effects  on  adjoining  properties,  most  of  which  are  outside  of 
the  City  boundaries  in  the  Village  of  Forest  Hill. 

The  following  comments  are  offered  on  some  of  the  other  submissions 
and  points  raised  at  the  public  meetings: 

1.  Zone  3  apartments  on  Oriole  Road  would  not  require  the  widening 
of  that  street. 

2.  Problems  in  connection  with  the  operation  of  traffic  on  a  widened 
Oriole  Parkway  may  make  it  necessary  to  designate  Lonsdale  Road 
as  a  collector  street,  as  well  as  Heath  Street.  At  the  present 
time  the  disposition  of  this  matter  cannot  yet  be  determined. 

3.  The  request  for  a  traffic  signal  at  St.  Clair  Avenue  and  Deer  Park 
Crescent  together  with  other  specific  suggestions  or  complaints 
about  traffic  matters  in  the  area  should  be  drawn  to  the  attention 
of  the  Departments  concerned. 


PARKS 


The  two  specific  suggestions  made  by  residents  with  regard  to  parks 
and  park  facilities  were  (1)  to  make  a  small  park  of  the  proposed  local 
shopping  centre  on  Lawton  Boulevard,  and  (2)  to  put  washrooms  in  Oriole 
Park.  These  should  be  referred  to  the  Department  concerned,  but,  with 
respect  to  the  proposal  for  a  small  park  at  the  north  end  of  Lawton 
Boulevard  it  is  suggested  that  in  terms  of  priority  the  expenditure  of 
money  to  acquire  this  land  for  parks  is  not  justified.  However,  part 
of  the  property  might  be  useful  as  a  means  of  providing  a  more  direct 
pedestrian  access  to  Yonge  Street,  the  Davisville  Subway  Station  and  the 
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proposed  development  over  the  subway  yard.  It  is  suggested  that  this 
question  be  taken  up  with  the  T.T.C.,  and  the  Departments  concerned. 
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CHAPTER  IV:  THE  PLAN  IN  DETAIL 

AREA  3:  WOODLAWN-SUMMERHILL 

In  the  Appraisal  the  stated  aim  of  the  plan  for  the  Woodlawn-Summerhill 
area  was  as  follows: 

Those  areas  of  housing  that  are  in  good  condition  will 
be  protected  as  much  as  possible  from  more  intensive 
development.  This  will  encourage  the  renovation  of 
existing  dwellings,  and  no  major  redevelopment  is  an¬ 
ticipated.  Where  conflict  exists  between  industrial 
and  residential  use,  measures  are  proposed  to  alleviate 
these  problems,  especially  the  use  of  residential 
streets  for  trucking. 

For  the  most  southerly  part  of  the  area,  lying  closest 
to  the  railway,  the  proposals  are  subject  to  change. 

It  will  not  be  possible  to  decide  on  the  best  plan  for 
this  area  until  the  location  of  the  Crosstown  Expressway 
is  known,  and  the  present  proposals  are  intended  to  retain 
the  area  much  as  it  is  during  the  interim  period.  A  new 
small  park  is  proposed  for  later  development,  to  add  to 
the  attractiveness  of  the  residential  section  between 
Walker  and  Balmoral  Avenues. 

There  is  general  acceptance  of  the  proposals  for  the  area  with  the 
exception  of  that  part  adjacent  to  the  railway  and  in  the  vicinity 
of  the  industrial  areas  and  Jackes  Avenue. 

GENERAL  REVIEW 


The  main  conflict  in  Area  3  is  centered  around  the  isolation  of 
industrial  and  commercial  use  from  residential  uses.  Such  a  separation 
is  in  accordance  with  the  stated  aim  of  the  plan  for  the  area,  but  the 
residents  feel  that  sterner  measures  should  be  taken  to  solve  this  conflict. 
There  are  two  methods  suggested  for  accomplishing  this.  The  first  is  by 
making  the  existing  industries  non-conforming  either  by  rezoning  the 
industrial  areas  to  commercial  or  residential,  and  the  second  is  a 
suggestion  that  thecity  expropriate  the  industrial  properties,  especially 
Canadian  Food  Products,  and  redevelop  the  area,  presumably  for  residential 
uses.  Other  than  this  major  conflict,  there  appears  to  be  no  serious 
divergence  of  views  between  the  residents  and  the  proposals  of  the 
Appraisal  excq>  t  as  noted  below  under  the  proposed  zoning. 

PROPOSED  ZONING 

The  revised  proposed  zoning  suggested  in  the  following  paragraphs  is 
shown  in  Figure  8.  This  may  be  compared  with  the  proposed  zoning  put 
forward  in  the  Appraisal  shown  in  Figure  7, 
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1 .  Foxbar-Balmoral-Farnham-Woodlawn  area. 

There  are  no  special  problems  regarding  the  proposed  zoning  of  this  area 
except  in  the  case  of  the  De  LaSalle  College  which  has  requested  that  its 
frontage  on  Avenue  Road  remain  at  R.4  Zone  3.  This  request  is  discussed 
under  Area  4. 

A  zoning  application  has  been  received  from  the  Holy  Armenian  Church  on 
Woodlawn  Avenue  West  to  have  their  property  rezoned  from  R.2  Z.2  to  C.l  V.l. 
Subsequently,  a  letter  was  received  from  solicitors  acting  on  behalf  of  the 
applicant  advising  that  they  wished  this  application  to  be  deferred  sine  die. 
Thus,  it  is  recommended  that  no  action  be  taken  on  this  application. 

2.  Walker -Alcorn-Birch-Cottingham 

This  part  of  the  area  is  the  main  centre  of  conflict  between  the  residential 
and  industrial  uses  in  the  area.  As  previously  pointed  out,  several 
suggestions  have  been  received  which  are  intended  to  bolster  the  provisions 
of  the  Appraisal  or  attempt  to  make  a  contribution  towards  solving  the  con¬ 
flict. 

There  appear  to  be  two  schools  of  thought  regarding  the  best  method  of 
tackling  this  problem.  The  one  is  to  make  the  industry  non-conforming  by 
re-zoning  the  C.2  lands  to  either  C.l  or  R.2.  The  other  suggests  that  the 
City  expropriate  this  property,  and  redevelop  the  area  for  residential 
purposes.  This  would  appear  to  be  out  of  the  question  because  of  the  costs 
involved. 

On  the  other  hand,  the  local  residents  immediately  adjacent  to  the  offending 
industries  feel  that  there  is  no  point  in  not  recognizing  that  these 
industries  exist,  and  that  a  reasonable  solution  is  to  re-zone  the  residential 
lands  on  both  sides  of  Walker  Avenue  to  R.4A  in  order  to  permit  more 
diversified  uses  including  office  buildings,  than  would  be  permitted  uncar 
the  R.3  classification  proposed  in  the  Appraisal.  These  uses  would  then 
separate  effectively  the  industrial  area  and  the  R.2  Z.2  area  further  to  the 
north  above  the  hill.  A  minority  opinion  expressed  satisfaction  at  the 
R.3  Z.3  proposal  for  the  Area. 

In  considering  this  problem  it  must  be  recognized  that  the  industries  in 
this  area  have  been  there  for  some  time  and  have  been  developed  as  uses 
conforming  to  the  requirements  of  the  zoning  by-law.  It  is  most  unlikely, 
for  example,  that  Canadian  Food  Products  will  leave  the  area  because  of  the 
costs  involved  in  such  a  move.  Indeed,  the  company  has  on  several  occasions 
advised  that  it  intends  to  expand  its  operation  and  this  will  only  cause 
further  deterioration  to  adjoining  residential  properties. 

The  R.3  category,  as  proposed  in  the  Appraisal,  gives  a  suitable  list  of 
residential  uses  which  would  possibly  be  more  compatible  with  the  adjacent 
industrial  development,  and  at  the  same  time  not  create  any  harmful 
repercussions  throughout  the  rest  of  the  adjoining  residential  district. 
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It  is  therefore  proposed  that  the  zoning  in  the  Appraisal,  R.3  Z.3,  be 
retained  but  that  a  special  clause  be  inserted  permitting  the  conversion 
of  existing  houses  to  offices e  While  this  would  not  permit  any  great 
changes  to  occur  which  would  affect  the  adjoining  residential  areas,  it 
would  allow  extra  uses  in  the  existing  buildings  and  thereby  help  them  to 
live  out  their  usefulness  as  long  as  possible. 

The  special  clause  areaswould  include  all  the  properties  on  the  south  side 
of  Walker  Avenue  and  also  the  north  and  south  sides  of  Alcorn  Avenue  and  the 
north  side  of  Birch  Avenue  where  requests  were  received  for  a  Zone  4 
designation  or  alternatively  that  the  industrial  area  be  increased  to  take 
in  these  properties.  All  these  properties  are  faced  with  similar  problems 
created  by  their  proximity  to  the  industrial  area.  The  extent  of  the 
proposed  special  clause  area  is  shown  on  Figure  8. 

This  proposal  is  considered  to  be  the  most  feasible  solution  at  the  present 
time.  The  ideal  solution  would  be  to  eliminate  industries  from  the  area 
entirely  and  the  proposed  zoning  with  the  special  clause  is  in  conformity 
with  this  as  it  would  not  allow  any  new  uses,  such  as  large  office  buildings, 
to  invade  the  residential  area. 

So  far  as  trucking  on  Walker  Avenue  is  concerned,  this  is  one  of  the 
biggest  nuisances  in  the  area.  It  is  caused  by  the  unsatisfactory  relation* 
sM.->  of  the  industry  to  the  housing,  and  will  continue  to  a  greater  or  lesser 
degree  as  long  as  the  C.2  area  on  Walker  Avenue  is  used  for  loading  and 
unloading  purposes. 

Finally,  the  Foster  Advertising  Company  presently  located  on  the  south  side 
of  Alcorn  Avenue,  west  of  Oaklands  Avenue,  has  asked  to  have  its  holdings 
on  Avenue  Road  re-zoned  to  R.4A  Z.3,  where  it  intends  to  build  an  administra¬ 
tive  office  building.  There  is  some  question  whether  or  not  the  proposed 
use  would  be  permitted  within  the  R.4A  classification  as  an  advertising 
agency  which  operates  a  television  studio,  etc.,  would  appear  to  be  a  C.l  use. 
The  implications  of  a  C.l  use  in  this  area  are  discussed  under  Area  4  where 
the  problems  of  the  zoning  for  Avenue  Road  are  dealt  with. 

3 .  Jackes  Avenue 


Several  alternative  sugggstions  have  been  received  regarding  the  zoning  of 
Jackes  Avenue  which  in  the  Appraisal  was  proposed  for  rezoning  to  R.3  Zone  3. 
This  proposal  is  acceptable  to  some  as  long  as  a  special  clause  is  included, 
designed  to  preserve  the  character  of  the  street.  On  the  other  hand,  others 
have  requested  a  change  to  R.4,  R.4A  or  C.l. 

Some  of  the  submissions  have  mentioned  an  increased  density  for  Jackes 
Avenue,  however,  there  is  some  doubt  whether  even  development  of  the  type 
possible  under  Zone  3  could  be  handled  satisfactorily,  because  of  the 
traffic  problems  which  such  development  would  create  in  this  location. 

If  higher  density  development  were  to  be  permitted  additional  traffic  would 
result,  and  a  new  connection  between  Jackes  Avenue  and  Rosehill  Avenue  would 
be  required.  This  would  be  expensive  to  construct  in  view  of  land  acquisition 
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costs,  and  complicated  to  fit  into  the  loop  road  proposals.  Further,  a 
rezoning  to  permit  high  density  development  would  do  nothing  towards 
preserving  the  character  of  the  area. 

When  reconsidering  the  uses  possible  under  the  R.3  zone  category,  as 
originally  proposed,  it  is  evident  that  some  of  these  uses  could  be 
detrimental  to  the  area.  There  is  much  to  be  said  in  favour  of 
retaining  the  present  character  of  Jackes  Avenue.  The  best  solution 
would  seem  to  be  to  rezone  the  area  to  R.1A.  This  would  restrict  the 
permitted  uses  as  much  as  possible,  and  while  providing  a  little  more 
flexibility  than  is  presently  possible  under  the  R.l  zone,  it  would  also 
help  to  maintain  the  existing  character  of  the  street. 

4.  Woodlawn  East-Summerhill  Avenue-Summerhill  Gardens 

The  general  feeling  in  this  area  as  expressed  both  at -the  meetings .and  in 
subsequent  submissions  is  that  a  reduction  in  density  from  that  proposed 
is  desirable.  This  would  mean  a  reduction  from  R.2  Zone  3  as  proposed 
to  R.2  Zone  2  as  at  present.  There  is  no  objection  to  such  a  reduction, 
in  fact  it  is  questionable  whether  Zone  3  can  be  justified  at  the  present 
time  for  the  existing  development.  It  is  not  anticipated  that  there 
will  be  any  great  degree  of  rebuilding  in  this  area  and  therefore  the 
maintenance  of  the  R.2  Zone  2  classification  is  acceptable. 

On  Woodlawn  Avenue  East,  several  persons  have  complained  regarding  the 
rooming  house  problem  on  this  street  and  there  is  no  doubt  that  houses  have 
been  purchased  in  the  recent  past,  presumably  for  this  purpose.  Also  some 
concern  was  expressed  regarding  the  possibility  of  new  apartment  buildings 
being  erected  in  the  area.  Under  the  R.2  zone,  with  restrictive  conditions, 
the  rooming  house  is  a  permitted  use,  and  as  such  it  is  felt  that  this  will 
not  be  the  serious  problem  anticipated  by  some  of  the  residents  in  this  area. 
A  problem  does  exist,  however,  on  the  north  side  of  Woodlawn  Avenue  East 
in  respect  of  three  properties  at  the  easterly  end  of  the  street,  between 
the  park  and  the  YWCA  building.  It  is  therefore  proposed  that  in  order 
that  these  properties  may  be  given  a  more  useful  life  than  would  otherwise 
be  possible,  the  special  clause  permitting  their  use  for  offices  purposes, 
similar  to  the  clause  on  Jackes  Avenue  be  applied  to  these  properties.  So 
far  as  new  apartment  building  in  the  area  is  concerned,  the  R.2  Z.2 
classification  which  it  is  now  intended  to  retain  has  not  been  atttractive 
to  apartment  developers.  In  any  case  the  lots  on  the  south  side  of  Woodlawn 
Avenue  East  lack  the  depth  for  economic  apartment  construction,  and  the 
large  part  of  the  land  on  the  north  side  of  the  street  is  not  available. 

Another  point  for  consideration  in  this  area  is  whether  or  not  Woodlawn 
Avenue  East  should  be  extended  through  to  Summerhill  Gardens,  although  there 
has  been  little  local  support  to  the  suggestion.  There  would  be  some 
advantages  in  allowing  traffic  to  proceed  through  because  of  the  present 
difficult  situation  in  the  street.  However,  this  would  also  create  much 
more  traffic  nuisance  in  the  area,  and  would  also  divide  the  park  into  two 
parts.  On  balance,  then,  it  would  appear  preferable  not  to  make  this 
connection.  /... 
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Some  of  the  residents  in  the  area  propose  that  more  use  be  made  of  the  sub¬ 
way  right  of  way  by  covering  it  over  and  using  the  surface  so  created  for 
residential  parking  purposes.  On  the  other  hand,  another  group  would 
prefer  to  see  the  right  of  way  preserved  and  protected  from  any  development 
of  any  kind.  The  cost  of  covering  this  right  of  way  could  only  be  justified 
if  the  land  were  to  be  used  for  commercial  parking  or  for  substantial 
development.  Either  alternative  would  probably  have  harmful  effects  on  the 
adjacent  residential  areas,  and  be  contrary  to  the  aims  of  the  appraisal  for 
this  district,  namely  to  maintain  the  separation  of  residential  uses  and 
thereby  retain  the  stability  of  the  area.  It  is  concluded,  therefore,  that 
the  subway  right  of  way  should  remain  open. 

5.  Shaftesbury  Avenue-Ottawa-Tacoma  Streets. 

In  some  ways  this  area  is  similar  to  that  on  the  west  side  of  Yonge  Street, 
but  in  this  case,  it  is  not  proposed  to  change  the  residential  zoning 
category  in  any  way.  In  the  long  term,  it  is  suggested  by  some  of  the 
residents  that  the  area  should  be  redeveloped  by  the  city  for  residential 
or  possibly  for  even  industrial  and  commercial  purposes.  However,  a  pre¬ 
requisite  to  the  development  of  such  a  plan  would  be  some  decision  as  to 
where  this  area  would  fit  in  terms  of  priority  with  respect  to  other 
similar  areas  in  the  City.  It  seems  unlikely  that  enough  money  would 
be  available  for  such  a  project  for  some  time  in  view  of  present  commit  - 
ments . 

This  would  seem  to  be  the  best  long  term  solution  to  the  problems  in  this 
area,  but  before  any  action  can  be  taken  a  decision  on  the  route  of  the 
Crosstown  Expressway  will  have  to  be  made.  Some  re-organization  of  the 
area  would  be  necessary  in  any  case  if  the  Expressway  passed  through  the 
area. 

Certain  minority  views  held  that  an  area  in  such  proximity  to  the  railway 
should  not  be  used  for  residential  purposes  and  in  many  cases  the  lots  are 
too  small  for  economic  redevelopment.  Others  would  prefer  a  re-zoning 
to  commercial  in  order  to  sell  their  properties  and  leave  the  area. 

However,  it  is  suggested  that  the  area  remain  R.2  Zone  2  until  such  time  as 
the  Expressway  problem  is  finalized,  and  then  the  question  of  whether  or  not 
the  City  can  embark  upon  redevelopment  of  this  area  could  be  examined. 

ROAD  SYSTEM  PLAN 


There  are  several  proposals  in  connection  with  the  Road  System  Plan  for  this 
area.  The  first  is  in  respect  of  the  Foxbar-Farnham-Balmoral-Woodlawn 
Avenue  area.  It  has  been  suggested  that  a  scheme  could  be  worked  out  to 
shut  off  through  traffic  circulation  from  these  streets  and  provide  internal 
routes  in  order  to  tie  this  whole  residential  section  together.  Many 
persons  in  the  area  were  in  favour  of  investigating  these  general  suggestions, 
although  some  were  not  in  favour  of  shutting  off  streets  completely  from 
the  main  collectors.  This  matter  has  been  investigated  further  and  it  does 
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not  now  appear  very  feasible  to  create  an  internal  road  system  plan  for 
this  area  as  far  as  vehicular  traffic  is  concerned.  It  may  be  possible, 
however,  to  create  a  pedestrian  connection  between  Farnham  and  Balmoral 
Avenues , continuing  through  to  Foxbar  Avenue.  Among  other  things  this 
would  provide  children  attending  the  Brown  Public  School  with  a  better 
and  safer  means  of  reaching  the  school.  In  addition  suggestions  were 
received  that  St.  Michael's  Cemetery  be  used  for  parking  purposes  and 
also  that  a  group  parking  plan  for  the  area  be  worked  out .  The  former 
suggestion  does  not  seem  to  be  at  all  feasible,  while  the  latter  could 
be  considered  in  relation  to  the  long  range  parking  plan  presently  being 
studied  by  the  Planning  Board  staffs  In  any  event,  the  area  would  be 
of  low  priority,  compared  with  other  areas  of  the  City. 

The  second  point  regarding  the  roads  ystem  plan  is  in  respect  of  the 
Cottingham-Birch  and  Alcorn  Avenues  area.  The  appraisal  report  suggested 
closing  part  of  Cottingham  Street  and  Gange  Avenue  ai.d  the  creation  of 
two  one-way  streets,  north  of  Birch  Avenue  to  Alcorn  Avenue.  On  the 
question  of  closing  Cottingham  Street  and  Gange  Avenue  it  is  suggested  that 
this  question  be  left  in  abeyance  until  the  route  of  the  Crosstown  Express¬ 
way  is  settled  and  in  any  event,  the  specific  details  need  not  form  a  part 
of  the  official  plan.  Only  one  small  point  has  arisen  regarding  the 
connecting  streets  between  Alcorn  and  Birch  Avenues.  One  of  the  owners 
affected  by  the  easterly  linking  street,  as  shown  in  the  report,  has  an 
equipment  yard  in  the  area  and  has  asked  if  this  street  could  be  moved  a 
short  distance  to  the  west  in  order  that  the  street  passes  by  instead  of 
through  his  yard.  This  would  appear  to  be  acceptable. 

Several  persons  proposed  that  Birch  Avenue  should  be  extended  westwards  to 
Oaklands  Avenue.  The  easterly  part  on  Birch  Avenue  could  then  be  reserved 
for  industrial  traffic  only,  and  be  closed  from  the  rest  of  Birch  Avenue. 
Such  a  proposal,  however,  while  having  a  certain  merit,  would  be  a  costly 
proposition  benefitting  only  a  few  properties.  The  proposal  could  be 
investigated  further  if  the  owners  who  would  benefit  would  be  willing  to 
pay  for  the  road  extension  on  a  local  improvement  basis. 

Under  similar  conditions  a  suggestion  that  a  lane  be  created  to  the  rear  of 
the  properties  on  the  south  side  of  Cottingham  Street  east  of  Sidney  Street 
could  be  examined  further. 

PARKS 


The  only  major  comment  regarding  the  proposed  park  system  in  this  area 
revolves  around  the  question  of  the  covering  of  the  Rosedale  Reservoir. 

Many  people  would  prefer  that  this  Reservoir  be  preserved  as  is  at  the 
present  time.  However,  in  1954,  the  consultants'  report  on  the  Metropolitan 
water  supply  recommended  that  this  reservoir  be  rebuilt  as  a  covered  one, 
similar  to  that  at  St,  Clair  Avenue  and  now  known  as  the  Winston  Churchill 
Park.  A  1957  report  reconfirmed  this  recommendation.  The  Metropolitan 
Works  Commissioner  had  the  authority  to  cover  this  reservoir  without 
reporting  to  Metropolitan  Council,  but  because  the  issue  became  controversial, 
it  was  referred  to  the  Metropolitan  Works  Committee.  As  there  is  objection 
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now  to  the  loss  of  the  water  surface,  the  Metropolitan  Works  Commissioner 
has  agreed  to  prepare  a  full  report  on  this  matter  and  investigate  possible 
alternatives,  such  as  leaving  the  reservoir  open  with  a  new  filtering  system, 
or  covering  it  but  including  reflecting  pools  and  possibly  a  small  boating 
lake  on  top  in  a  park  setting. 
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CHAPTER  IV:  THE  PLAN  IN  DETAIL 
AREA  4  -  ARDWOLD  GATE  -  SOUTH  HILL 


In  the  Appraisal  the  stated  aim  of  the  plan  for  the  Ardwold  Gate  -  South 
Hill  area  was  as  follows: 

The  area  is  a  valuable  asset  to  the  City  as  it  stands, 
and  the  main  objective  of  the  plan  is  to  preserve  and 
enhance  it  as  a  sound  residential  neighbourhood.  This 
is  to  be  accomplished  by  designating  much  of  the  area  for 
restricted  residential  uses;  permitting  apartments  only 
on  Avenue  Road,  and  by  easing  the  through  traffic  load 
on  the  internal  streets.  The  natural  setting  will  be 
enhanced  by  the  development  of  the  ravine  and  parks  system. 

The  southern  fringe  of  the  area,  where  homes  adjoin  the 
industrial  strip  along  the  railway,  may  be  affected  if  the 
Crosstown  Expressway  is  built  north  of  the  railway  line. 

Should  this  be  the  decision,  the  proposals  for  this 
vicinity  will  have  to  be  reviewed. 

The  plan  also  provides  for  a  small  shopping  centre  at 
Avenue  Road  and  Macpherson  Avenue.  In  the  event  that  a 
firm  proposal  to  develop  this  centre  materializes,  the 
plan  would  call  for  che  opening  of  a  new  street  behind 
the  centre. 

There  is  general  agreement  with  the  aim  of  the  Appraisal  for  this  district 
except  that  more  restrictive  zoning  is  requested  in  the  southerly  part  of 
the  district  below  the  hill,  where  it  is  claimed  by  the  residents  that  the 
changes  in  character  which  have  occurred  in  the  recent  past  have  not  been 
recognized  by  the  zoning  proposed  in  the  Appraisal.  In  this  area  also, 
serious  doubt  is  expressed  by  the  residents  as  to  the  validity  of  the 
proposed  shopping  centre  which  was  included  in  the  Appraisal. 

The  only  other  area  where  any  serious  problems  have  been  raised  is  the 
Avenue  Road  frontage.  Most  of  the  points  raised  are  concerned  with 
zoning  of  individual  properties  or  small  holdings  of  land,  and  are  not 
concerned  with  the  overall  proposed  zoning  of  Avenue  Road. 

PROPOSED  ZONING 


The  revised  proposed  zoning  suggested  in  the  following  paragraphs  is  shown 
in  Figure  8  .  This  may  be  compared  with  the  proposed  zoning  put  forward 
in  the  Appraisal  shown  in  Figure  7  , 
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1 .  Poplar  Plains  Crescent-Macpherson  Avenue 

Strong  representations  were  made  by  the  residents  of  the  Poplar  Plains, 
Cottingham,  McMaster,  Macpherson  and  Rathnelly  areas  regarding  the  proposed 
zoning  of  R.2  Zone  2  for  this  area.  The  Poplar  Plains  Crescent  residents 
wish  this  street  to  be  R.l  Zone  1,  forming  a  continuous  area  with  the  R.l 
Zone  1  area  to  the  north  and  west.  The  zoning  line  would  remain  the  same 
as  the  present  line  dividing  the  existing  R.l  area  on  this  street  from  the 
R.2  area  to  the  south.  The  Rathnelly  Association  asks  that  Cottingham  Street 
and  the  remaining  streets  to  the  south  of  Poplar  Plains  Crescent  be  rezoned 
R.1F.  There  is  a  strong  local  feeling  in  support  of  these  amendments. 

Such  changes  to  the  zoning  proposed  in  the  Appraisal  would  not  be  serious 
departures  from  the  general  objectives  of  the  Appraisal.  However,  some 
difficulties  could  be  experienced  as  a  result  of  the  present  use  of  the 
buildings  in  the  area.  Howhver,  no  strong  objections  can  be  raised  to 
granting  the  residents  wishe_  in  this  regard. 

Some  comment  is  necessary  regarding  the  suitability  of  the  R.1F  zone  for 
this  area.  Under  the  R.2  zone,  as  originally  proposed.-  it  would  be  possible 
to  convert  houses  without  the  strict  requirements  which  would  be  necessary 
should  the  area  be  rezoned  to  R.1F.  From  detailed  examination  of  the  area 
it  appears  that  only  a  handful  of  houses  would  be  sufficiently  large  and 
sufficiently  old  to  fall  within  the  R.1F  conversion  requirements,  and  this 
may  prove  to  be  something  of  a  hardship  for  persons  in  the  area  who  may  wish 
to  convert  dwellings  at  some  time  in  the  future.  This  may  not  prove  to  be 
a  problem  of  any  magnitude  as  about  half  of  the  dwellings  in  the  area  appear 
to  have  been  converted  already  in  one  way  or  another,  and  it  is  possible  that 
most  of  the  buildings  suitable  for  conversion  have  already  been  converted. 

There  is  no  serious  objection  to  granting  the  residents'  request  for  R.1F 
in  this  area  and  the  plan  has  been  revised  accordingly. 

The  balance  of  the  area  west  of  the  pumping  station  in  and  around  Davenport 
Road,  Boulton  Drive,  Poplar  Plains  Road,  Cottingham  Street,  will  remain 
at  R.2  Zone  2.  A  minority  of  persons  requested  that  an  R.4  Zone  4 
designation  be  applied  to  the  block  surrounded  by  Cottingham  Avenue,  Boulton 
Drive,  Macpherson  Avenue  and  Davenport  Road.  This  area  does  not  meet  the 
criteria  used  by  the  Planning  Board  in  recommending  the  establishment  of  new 
high  density  apartment  areas,  and  it  is  recommended  that  the  R.2  Z.2 
classification  be  retained  for  this  area.  Some  suggestion  was  made  that  the 
residential  properties  on  the  south  side  of  Davenport  Road  presently  in  the 
industrial  area  be  rezoned  to  R.2  .  This  would  not  be  in  accordance  with 
the  long  term  proposals  for  Area  5  which  call  for  the  gradual  replacement  of 
residences  in  this  area  by  industrial  expansion.  It  is  therefore  only 
raasonable  that  these  houses  continue  to  remain  as  non-conforming  uses  within 
the  industrial  zone. 

2.  South  side  of  St.  Clair  to  Clarendon-Clarendon  Crescent  and  Edmund  Avenue. 

There  is  general  support  in  this  area  for  the  proposed  R.1F  zone  2  zoning 
category,  but  a  minority  are  in  favour  of  an  R.l  Zone  classification. 
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An  application  for  rezoning  of  the  north  side  of  Lynwood  Avenue  between 
Avenue  Road  and  Poplar  Plains  Road  to  R.4  Zone  4  has  been  received. 

The  residents  Association  have  expressed  strong  objection  to  any  south¬ 
ward  move  of  the  R.4  Zone  4  district  on  St,  Clair  Avenue.  This  application 
is  made  by  a  small  group  of  the  owners  and  not  accompanied  by  a  specific 
development  proposal,  and  it  is  felt  that  the  application  should  be  refused 
as  it  would  introduce  high  density  development  on  the  interior  streets  of 
the  area,  and  have  immediate  repercussions  on  the  south  side  of  Lynwood 
Avenue  and  west  of  Poplar  Plains  Road.  These  repercussions  could  lead  to 
instability  in  this  attractive,  stable  area.  It  is  recommended  that  the 
application  to  rezone  the  north  side  of  Lynwood  Avenue  be  refused. 

The  owner  of  No.  3  Clarendon  Avenue  has  requested  that  the  R.4  Zone  4  class¬ 
ification  proposed  for  Avenue  Road  be  extended  to  cover  his  property.  The 
proposed  R.4  Zone  4  boundary  jogs  around  his  property  and  in  view  of  the  fact 
that  the  building  is  sandwiched  between  an  apartment  house  and  multiple  family 
dwellings,  the  owner  requests  that  the  boundary  be  amended  slightly  to  take 
in  this  property.  While  this  would  appear  to  be  reasonable  in  that  the 
boundary  would  be  straightened,  it  would  bring  the  R.4  Z.4  frontage  onto 
Clarendon  Avenue.  Apart  from  the  R.4  uses  that  might  be  put  in  the  present 
house,  this  might  also  lead  to  requests  for  exemption  from  the  residential 
standards  as  the  site  is  flanked  by  large  buildings  and  could  otherwise  not  be 
developed  to  the  full  permitted  floor  space.  Such  developments  would  be 
harmful  to  the  rest  of  the  street  and  therefore  the  change  is  not  recommended. 

3.  Russell  Hill  Road  south  of  Clarendon  Avenue  and  Boulton  Drive,  Ardwold 

Gate  and  Glen  Edyth  Drive. 

There  is  opposition  in  this  area  to  any  change  from  the  present  R.l  zoning 
category.  No  changes  were  proposed  in  the  Appraisal,  and  this  is  generally 
regarded  as  satisfactory. 

4.  The  Avenue  Road  Frontage 

As  previously  pointed  out,  several  isolated  applications  and  submissions  have 
been  made  regarding  the  zoning  of  the  Avenue  Road  frontage. 

The  first  submission  is  in  connection  with  properties  on  the  east  side  of 
Avenue  Road,  north  of  Foxbar  Road.  The  present  zoning  for  this  area  is  R.4A 
and,  in  effect,  the  owners  of  these  properties  are  asking  that  the  R.4A 
designation  continue  or  a  C.lA  designation  be  applied,  to  these  properties. 

In  addition,  on  the  south-west  corner  of  Lynwood  Avenue  and  Avenue  Road  a 
proposal  has  been  received  to  erect  a  building  which  would  include  a 
conservatory  of  music,  medical  offices  and  apartments.  Specific  plans 
have  been  submitted  which  generally  conform  to  R.4A  Zone  4. 

There  is  some  merit  in  the  submissions.  However,  it  would  not  be  desirable 
to  open  this  part  of  Avenue  Road  to  all  R.4A  office  uses  so  it  is  suggested 
that  instead  of  zoning  the  area  R„4A,  the  special  clause  proposed  to  apply  to 
R.4  Z.4  lands  on  St.  Clair  Avenue  be  extended  down  on  to  this  part  of  Avenue 
Road.  It  would  not  be  wise  to  permit  access  to  any  new  buildings  on  Avenue 
Road  from  Foxbar  Road  and  accordingly,  the  same  access  requirements  as  those 
on  St.  Clair  Avenue  would  be  applied.  This  would  mean  that  all  access 
would  have  to  be  taken  from  Avenue  Road  to  new  buildings.  The  extent  of  the 
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area  to  be  covered  by  this  special  clause  is  shown  on  Figure  8. 

An  application  has  been  received  to  permit  commercial  stores  or  a  drug  store 
on  the  ground  floor  of  the  apartment  building  at  160  Balmoral  Avenue  which  is 
at  the  north-west  corner  of  Balmoral  Avenue  and  Avenue  Road.  A  similar 
request  was  previously  considered  by  the  Planning  Board  in  August,  1959,  at 
which  time  the  Board  recommended  that  the  proposal  be  not  approved.  At 
that  time,  it  was  pointed  out  that  the  granting  of  a  commercial  designation 
would,  among  other  things,  create  a  precedent  for  similar  request*  and 
eventually  jeopardize  the  residential  character  of  this  part  of  Avenue  Road. 

A  commercial  designation  on  this  section  of  Avenue  Road  would  also  lead  to 
increased  traffic  and  reduce  the  efficiency  of  Avenue  Road  as  a  traffic 
artery.  At  one  time,  the  Zoning  By-law  permitted  a  retail  store  within  an 
apartment  building  for  the  use  of  the  tenants.  This  section  has  recently 
been  rescinded.  The  committee  on  Buildings  •  id  Development  when  considering 
this  application  previously,  recommended  it  Lj  refused  and  this  recommendation 
was  adopted  by  City  Council.  As  circumstances  do  not  appear  to  have  changed 
in  any  way  from  the  1959  application,  it  is  recommended  that  the  present 
application  be  also  refused. 

On  the  south-west  corner  of  Balmoral  Avenue  and  Avenue  Road,  requests  have 
been  received  from  3  properties  for  permission  to  erect  buildings  at  3.5 
times  the  area  of  the  lot.  Such  a  density  is  no  longer  permitted  under  the 
city  by-laws,  and  the  proposal  is  not  acceptable.  The  characteristics  of  the 
site  do  not  warrant  any  special  consideration.  It  would  be  harmful  to  the 
area  to  give  any  concessions  to  these  properties  to  allow  them  to  redevelop 
at  such  a  high  density.  Therefore  it  is  recommended  that  the  normal  provisions 
of  the  By-law  apply  to  this  area  and  that  their  requests  be  refused. 

The  present  zoning  of  the  frontage  owned  by  De  LaSalle  College  on  Avenue 
Road  is  R.4  Zone  3,  and  the  Appraisal  suggested  a  change  to  R.2  Zone  2.  The 
school  authorities  wish  to  maintain  the  existing  zoning,  in  case  they  should 
want  to  dispose  of  this  frontage  for  other  purposes,  although  apparently  there 
is  no  specific  proposal  at  the  present  time.  The  school  occupies  a  large 
and  important  site.  If  it  were  developed  it  should  be  in  the  best  possible 
way.  This  calls  for  careful  consideration  of  the  entire  site  at  such  a  time. 
Apart  from  the  unsoundness  of  placing  high  density  development  where  it  would 
have  to  take  access  on  the  very  difficult  Avenue  Road  hill  it  would  be  better 
not  to  prejudice  any  later  consideration  of  the  property  and  it  is  accordingly 
recommended  that  the  R.2  Zone  2  proposals  of  the  Appraisal  be  adhered  to  on 
the  understanding  that  should  the  school  wish  to  dispose  of  any  or  all  of  its 
property,  the  question  could  be  re-examined  at  that  time. 

The  north-west  corner  of  Avenue  Road  and  Cottingham  Street  contains  two  pairs 
of  semi-detached  dwellings  and  the  owners  of  these  four  properties  request 
a  C.lA  L.3  Zone  4  designation  for  them  rather  than  the  R.4  Zone  4  proposed 
in  the  Appraisal,  and  also  an  increase  in  the  depth  of  the  zone  at  this 
location.  At  the  same  time  the  Foster  Advertising  Company  now  located  on 
Alcorn  Avenue,  wish  an  R.4A  Zone  3  classification  on  the  east  side  of 
Avenue  Road  between  Alcorn  Avenue  and  Cottingham  Street. 

In  this  particular  section  of  Avenue  Road,  great  caution  should  be  exercised 
regarding  the  introduction  of  uses  which  would  generate  increased  traffic. 
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Also  uses  on  the  Avenue  Road  frontage  which  would  have  disturbing  effects, 
on  the  adjacent  residential  districts  to  the  east  or  west  should  be  avoided. 

To  the  west  it  is  proposed  to  have  R.l  and  R.1F  zones  behind  the  Avenue 
Road  frontage,  while  to  the  east,  there  is  a  limited  area  of  R.3  zoning 
which  at  the  present  time  is  in  good  condition,  but  which  probably  would 
deteriorate  if  the  Avenue  Road  frontage  were  developed  for  office  purposes. 

There  is  doubt  whether  the  R.4A  zoning  requested  would  in  fact  permit  an 
advertising  agency  which  includes  a  television  and  film  studio,  as  part  of 
its  operation.  Such  a  use  would  seem  to  fall  within  a  C.l  zone.  The 
Foster  Advertising  Company  proposal,  although  it  is  for  the  Avenue  Road 
frontage  only,  in  fact  implies  a  redevelopment  of  the  larger  part  of  the 
entire  block  between  Alcorn  Avenue,  Cottingham  Street,  Avenue  Road  and 
Oaklands  Avenue.  The  rezoning  of  this  tract  to  R.4A,  or  C.l  could  not  be 
supported.  In  the  first  place  it  would  not  be  wise  to  introduce  more 
intense  land  uses  in  this  part  of  Avenue  Road  because  of  the  increased 
traffic,  and  the  adverse  effects  on  the  adjacent  residential  areas  which 
such  uses  would  cause.  The  existing  office  building  is  out  of  keeping  with 
the  general  character  of  the  area  and  furthermore,  does  not  fit  the  general 
location  pattern  for  this  type  of  business.  Equally  convenient  and  more 
attractive  areas  have  been  allocated  for  such  uses  in  the  Yonge-St.  Clair 
Centre,  at  Eglinton  Avenue  or  Downtown.  It  is  therefore  proposed  that  the 
R.3  Zone  3  designation  for  this  area  be  retained  as  proposed  in  the 
Appraisal,  and  in  fact  increased  to  take  in  the  properties  on  the  west  side 
of  Avenue  Road  to  the  north  of  Cottingham  Street  extending  to  the  southerly 
boundary  of  the  Benvenuto  Apartments.  This  latter  area  is  not  suitable 
for  office  development  -  a  part  having  been  requested  for  rezoning  to  C.1A  - 
for,  as  previously  pointed  out,  this  part  of  the  Avenue  Road  frontage  is  not 
suitable  for  more  intensive  uses.  In  this  particular  location,  the 
adjacent  high  quality  residential  areas  to  the  west  would  suffer  harmful 
effects  from  any  changed  depth  of  the  zone,  any  change  in  use  or  any 
increase  in  density,  and  would  be  contrary  to  the  stated  aim  of  the  plan  for 
this  area. 

6.  Publicly  Owned  Lands  Shown  in  this  Area  for  G.  Purposes 

No  comments  have  been  received  regarding  the  large  amount  of  public  lands 
in  this  area  which  were  designated  in  the  Appraisal  for  G.  purposes. 

7 .  Avenue  Road  Shopping  Centre 

In  general  there  has  been  strong  opposition  raised  by  the  local  residents  in 
this  area  to  the  proposed  shopping  centre.  The  local  merchants  on  the  other 
hand  favour  the  expansion  of  the  existing  commercial  facilities,  but  not  in 
the  manner  suggested,  and  have  proposed  an  alternative  method  of  development. 
(See  Figure  5) . 

The  Appraisal  report  set  out  in  detail  the  proposed  development  of  this  small 
shopping  plaza,  and  discussed  the  background  leading  up  to  this  proposal.  The 
essential  features  of  the  development  were  that  any  expansion  of  the  centre 
should  be  limited  and  should  be  in  depth  off  Avenue  Road.  The  actual  access  to 
the  centre  should  be  from  local  streets,  rather  than  directly  from  Avenue  Road, 
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and  sufficient  off-street  parking  should  be  provided  to  prevent  parking 
in  nearby  residential  streets.  F  ally, the  adjacent  housing  would  be 
protected  by  landscaped  space  around  the  centre. 

The  retail  merchants'  Association  have  proposed  an  alternative  method  of 
development,  which  can  be  summarized  as  follows: 

1.  The  City  would  have  to  expropriate  six  houses  at  a  total  cost  not  to 
exceed  $120,000. 

2.  The  existing  retail  merchants  would  sell  their  most  westerly  35  feet 
of  land  at  an  inclusive  price  of  not  more  than  $65,000.00.  Some 
expropriation  by  the  City  may  also  be  necessary  in  this  connection. 

3.  The  City  would  proceed  with  the  closing  of  Macpherson  Avenue  at  the 
intersection  of  Avenue  Road.  The  Association  would  be  unable  to 

pay  any  annual  rental  to  the  City  for  the  use  of  this  land  so  released, 
for  parking  purposes. 

4.  The  minimum  total  rentable  area  to  be  constructed  should  not  be  less 
than  20,000  square  feet.  This  would  include  six  to  eight  retail  stores 
including  a  super-market,  bank  and  drug  store. 

5.  Cost  of  construction,  including  paving  the  parking  area  and  erecting 
a  covered  mall  should  not  exceed  $225,000.00. 

6.  That  the  total  cost  of  land,  buildings,  all  improvements,  and  all 
professional  fees  should  not  exceed  $439,000.00. 

7.  The  total  net  rent  should  not  be  less  than  $40,563.00. 

The  following  comments  may  be  made  in  evaluating  this  proposal.  The 
expansion  of  the  centre  as  proposed  by  the  merchants  is  almost  three  times 
as  large  as  that  proposed  in  the  Appraisal  (20,000  square  feet  as  against 
7,825  square  feet). 

f 

The  Planning  Board  proposal  indicated  a  connection  from  Macpherson  Avenue, 
through  to  McMaster  Avenue  which  in  turn  provided  access  from  Avenue  Road, 
and  thus  to  the  parking  facilities  proposed  in  the  shopping  centre.  While 
nothing  is  mentioned  in  the  merchant's  brief  regarding  such  a  connection, 
their  plan  shows  that  six  houses  -  in  addition  to  those  suggested  for 
expropriation  by  the  City  -  would  have  to  be  acquired  in  order  to  proceed 
with  a  similar  idea  in  conjunction  with  the  plan.  Such  a  connection  would 
be  necessary  to  avoid  disruption  of  the  adjacent  residential  areas  by 
traffic  wishing  to  reach  the  centre  using  the  residential  streets.  Also 
no  widening  of  McMaster  Avenue  is  proposed  under  that  scheme. 

In  addition,  the  Merchants'  Association  propose  that  the  Macpherson  Avenue 
right-of-way  be  closed  and  be  leased  to  them  free  of  charge  for  parking 
purposes.  It  is  suggested  that  the  City  would  be  unwise  to  accept  this 
suggestion,  as  it  is  only  reasonable  that  the  City  should  expect  to  realize 
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some  rental  for  the  use  of  its  lands  in  connection  with  such  a  private 
development  proposal. 

The  Merchants'  Association  propose  also  that  the  City  purchase  six 
houses  at  a  cost  not  to  exceed  cl20,0G0.Q0.  This  is  considered  to  be 
a  very  low  estimate  of  the  costs  which  would  actually  be  incurred, 
and  the  Real  Estate  Department  advice  that  the  cost  in  fact  of 
acquiring  these  properties  would  be  nearer  to  $200,000.00. 

The  original  proposal  envisaged  that  the  development  would  involve 
the  creation  of  5  or  6  new  small  stores.  However  the  Merchants' 

Association  proposals  include.,  among  other  things,  a  supermarket  with 
a  floor  area  exceeding  10,000  square  feet,  and  also  there  would  appear 
to  be  space  for  5,090  square  feet  of  office  accommodation  at  the 
second  floor  level c  This  would  he  totally  out  of  scale  with  the 
development  as  originally  suggested  in  the  Appraisal. 

Finally  the  proposal  submitted  by  the  Merchants  provides  little  or  no 
separation  between  the  proposed  centre  and  the  adjacent  residences. 

The  Appraisal  report  pointed  out  that  such  a  separation  was  a  prime 
feature  of  the  proposal,  and  it  could  be  said  that  the  merchants 
proposal  as  submitted  would,  in  fact,  justify  some  of  the  fears  expressed 
by  the  residents  about  an  expansion  of  the  commercial  facilities  in 
this  location. 

The  Residents'  Association  suggests  that  while  such  a  Plana  would  be 
attractive  it  would  be  out  of  scale  for  the  requirements  of  the 
neighbourhood,  as  they  suggest  that  there  are  enough  stores  within  easy 
walking  distance  and  there  is  no  local  need  for  further  commercial 
development r  They  maintain  that  the  proposed  plaza  would  affect  the 
use  of  Avenue  Road  as  an  artery,  and  would  increase  the  traffic  on 
residential  streets.  They  feel  that  this  kind  of  development  should 
take  place  south  of  the  railway,  on  Dupont  Street,  if  at  all. 

The  original  investigations  leading  to  the  proposed  plaza  suggested 

that  a  large  proportion  of  the  e  rs*.r,e  using  the  existing  facilities 

lived  in  the  northern  part  c:  the  v.'en,  above  the  hill.  Thus  they 

are  not  conveniently  located  to  make  r.se  of  the  three  major  areas  of  commercial 

development  cited  by  the  ratepayers  as  being  sufficient  to  serve  the 

local  need,  namely  at:  Davenport  Read  and  Avenue  Road,  on  Yonge  Street  and 

on  Dupont  Street  west  of  Davenport  Road.  Hone  of  these  areas  would  be 

in  easy  walking  distance  for  those  people  who  are  in  most  need  of 

additional  commercial  facilities-, 

In  the  discussion  groups  there  was  the  general  feeling  that  the  shopping 
plaza  was  not  needed.  Further,  it  was  suggested  that  the  proposal  would 
tend  to  increase  the  amount  of  traffic  using  the  residential  streets, 
and  thereby  create  additional  hazards  for  children  in  the  area.  It  was 
felt  also  that  the  centre  should  bo.  south  of  the  railway,  if  it  is  to  be 
developed,  but  most  peonle  felt  that  fire  area  was  adequately  served  at 
the  present  time,  A  minority  were  in  favour  of  the  proposal  in  the 
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Appraisal,  and  included  in  these  were  the  shopkeepers  who  felt  that  they 
had  suffered  some  loss  in  business  as  the  result  of  the  widening  of 
Avenue  Road. 

In  summary  it  can  be  said  that  while  there  is  general  opposition  to  the 
proposed  shopping  centre  from  the  residents  of  the  area,  there  is  still 
a  real  purpose  to  be  served  by  such  a  centre.  The  alternative  plan 
proposed  by  the  Merchants'  Association  is  not  acceptable  in  its  present 
form,  and  if  the  idea  is  to  be  proceeded  with  any  further  it  is  suggested 
that  the  principles  and  the  plan  proposed  in  the  Appraisal  be  adhered  to. 

At  the  present  time  it  would  appear  wise  not  to  extend  the  boundaries 
of  the  area  presently  designated  commercial  on  Avenue  Road.  However,  it 
is  suggested  that  the  zoning  for  the  area,  be  changed  from  C.l  V.L  to  C.1S 
L.l  Zone  3,  as  suggested  in  the  original  Appraisal  report. 

8 .  Road  System  Plan 

So  far  as  the  Road  System  Plan  is  concerned,  the  only  suggested  changes 
and  points  for  further  examination  are  in  the  Davenport -Cottingham- 
Macpherson-Dupont  and  Poplar  Plains  area.  The  Residents'  Associations 
have  suggested  that  intersection  improvements  are  necessary  in  this 
vicinity  and  that  some  immediate  and  perhaps  emergency  measures  are 
needed  to  provide  better  pedestrian  crossings  at  the  Davenport-Dupont 
intersection.  Truck  traffic  on  Davenport  Road,  which  subsequently 
infiltrates  the  adjoining  residential  areas,  has  also  been  cited  as  a 
problem  in  the  area  and  the  residents  have  suggested  a  ban  on  truck  traffic 
on  Davenport  Road  from  Bathurst  Street  to  Dupont. 

Opposition  has  also  been  expressed  to  a  northerly  extension  of  St.  George 
Street,  although  some  of  the  Ratepayers'  groups  are  reserving  their  position 
with  regard  to  the  Expressway  and  the  St.  George  Street  extension 
proposals.  Also,  it  is  understood  that  the  idea  of  a  possible  connection 
from  St.  George  Street  through  the  Nordheimer  Ravine  to  the  Expressway  is 
now  no  longer  being  actively  considered.  However,  the  problem  of  the 
location  of  the  Crosstown  Expressway  still  exists  and  could  affect  this 
area  (See  Chapter  III) .  Improvements  to  the  road  pattern  are  contingent 
upon  the  final  Expressway  plans  and  until  such  time  as  these  are 
prepared,  no  intersection  improvements  can  be  undertaken. 

The  only  other  internal  road  problem  appears  to  be  on  Lynwood  Avenue  west 
of  Avenue  Road,  where  the  residents  complain  that  this  street  is  used  as 
a  diversion  to  avoid  the  traffic  lights  at  Avenue  Road  and  St.  Clair. 

Parking  on  this  street  apparently  is  also  a  problem.  A  solution  may  be 
to  make  Lynwood  Avenue  or  part  of  Lynwood  Avenue  one-way  eastbound,  and 
it  is  suggested  that  this  matter  be  referred  to  the  Commissioner  of 
Public  Works  for  further  study. 
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CHAPTER  IV:  THE  PLAN  IN  DETAIL 


AREA  5  -  DAVENPORT  ROAD 


In  the  Appraisal  the  stated  aim  of  the  plan  for  the  Davenport  Road  area 
was  as  follows; 

The  plan  envisions  a  long-term  expansion  of  industry  in  the 
western  part  of  the  area  where  the  housing  is  oldest,  by  a 
gradual  rezoning  that  will  permit  an  orderly  changeover  and 
give  some  protection  to  the  remaining  dwellings.  Elsewhere 
the  zoning  of  existing  dwellings  and  industries  remains  sub¬ 
stantially  unchanged.  In  the  event  that  a  decision  is  made 
to  build  the  Crosstown  Expressway  along  the  hydro  right-of- 
way,  some  reorganization  of  the  road  system  may  be  necessary. 

There  is  general  acceptance  of  the  proposals  made  in  the  Appraisal  for 
the  eventual  use  of  the  whole  of  Area  5  south  of  Davenport  Road  for 
industrial  purposes.  However,  some  queries  have  been  raised  regarding  the 
trends  of  industry  to  move  out  rather  than  be  attracted  to  the  area. 

GENERAL  REVIEW 


The  general  plan  expresses  the  long  term  intention  by  showing  the  area 
entirely  industrial.  This  means  that  any  application  for  extending  the 
industrial  zone  to  permit  an  industrial  use  would  be  given  favourable 
consideration  but  its  effect  on  the  remaining  residential  properties  would 
also  be  considered.  It  is  a  policy  of  the  Planning  Board  to  review  each 
planning  district  every  five  years,  and  in  this  case  the  review  would  pay 
particular  attention  to  the  effects  of  this  policy  of  gradual  transition 
from  residential  to  industrial  uses.  In  tl is  time,  there  will  be  an 
opportunity  to  see  if  the  assumptions  of  the  Appraisal  regarding  the 
desirability  of  the  area  for  industry  are  correct,  and  as  applications  are 
received,  there  will  be  an  opportunity  to  see  that  development  will  occur 
in  an  orderly  way,  extending  out  from  existing  industrial  uses  without  dis¬ 
rupting  the  residential  area. 

This  is  not  an  area  that  would  have  a  high  priority  for  some  special 
measures  to  be  undertaken  by  the  city  to  attract  industry,  and  the  normal 
processes  of  the  market  will  have  to  be  relied  upon  for  its  redevelopment. 

PROPOSED  ZONING 


The  revised  proposed  zoning  suggested  in  the  following  paragraphs  is  shown 
in  Figure  8 .  This  may  be  compared  with  the  proposed  zoning  put  forward  in 
the  appraisal  shown  in  Figure  7 „ 

The  newly  formed  Casa  Loma-Wells  Hill  Residents  Association  have  commented 
that  it  would  be  preferable  for  this  area  to  become  commercial  rather  than 
industrial  and  have  suggested  a  C,lA  classification.  The  C.1A  classification 
was  originally  incorporated  into  the  by-law  for  the  purpose  of  creating 
prestige  office  districts,  and  has  been  used  sparingly  so  far  in  the  city. 
Examples  of  areas  suitable  for  such  use  are  contained  in  this  Appraisal 
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around  the  Yonge-St.  Clair  centre  and  on  St.  Clair  Avenue  itself.  Other 
areas  previously  rezoned  to  C.lA  include  parts  of  the  Annex  and  Jarvis 
Street.  It  is  not  considered  that  this  part  of  the  district  is  suited 
to,  or  indeed,  conforms  with  the  intention  of  the  C.lA  classification. 

Questions  were  also  raised  by  several  persons  regarding  the  conflict 
between  the  industrial  and  the  residential  uses  in  the  area  and  the  question 
of  which  was  to  survive.  As  previously  pointed  out,  the  whole  aim  of  the 
plan  is  towards  the  long  term  industrialization  of  this  area  and  the  next 
five  years  should  see  whether  or  not  this  presumption  can  be  substantiated. 

In  conformity  with  this  long  term  proposal  for  the  area,  the  present  R.4 
category  was  changed  to  R.2  with  the  intention  of  reducing  the  number  of 
residential  uses  which  might  locate  in  the  area,  possibly  to  the  detriment 
of  attracting  new  industrial  uses  to  the  area,  and  lessening  any  possible 
future  conflict  with  industries  located  there. 

Several  minor  boundary  adjustments  have  been  made  in  this  supplementary 
report  to  include  existing  industrial  plants  which  were  excluded  from  the 
industrial  zone  in  the  Appraisal  Report.  These  changes  are  all  on  the 
fringe  of  the  existing  industrial  zone,  and  are  in  conformity  with  the 
long  term  proposal  for  increasing  the  industrial  area  gradually  to  encompass 
the  present  residential  area. 

The  change  in  the  residential  classification  on  the  north  side  of  Davenport 
Road  from  R.4  to  R.2  will  prevent  greater  traffic  generation  than  otherwise 
would  be  the  case,  and  also  discourage  further  excavation  into  the  hill  which 
might  be  expected  by  some  of  the  larger  R.4  uses,  for  example  private  clubs, 
hospitals,  etc.  The  existing  development  along  this  stretch  of  Davenport 
R.oad  is  in  conformity  with  the  R.2  classification. 

An  application  has  also  been  received  for  the  reclassification  of  the  north¬ 
east  corner  of  Bathurst  Street  and  Davenport  Road  from  R.4  to  C.l  to  permit 
the  erection  of  a  service  station.  Careful  examination  of  the  lands  in 
question  suggests  that  this  would  not  create  any  great  difficulties  in  this 
area,  and  could  be  achieved  by  a  northerly  extension  of  the  C.l  V.l  zone 
immediately  to  the  south  of  Davenport  Road  and  east  of  Bathurst  Street. 

Finally,  in  the  residential  zone  on  the  south  side  of  Davenport  Road,  a 
refrigeration  company  requests  that  a  commmercial  designation  be  applied 
to  their  lands  in  order  that  they  become  a  conforming  use.  At  the  present 
time  the  zoning  by-law  includes  a  special  provision  that  enables  a 
refrigeration  service  business  to  be  carried  on  at  this  location.  This 
special  provision  controls  the  uses  to  which  this  property  can  be  put  and 
therefore  protects  the  neighbouring  residences  far  more  than  would  be 
possible  under  a  rezoning  to  C.l  as  requested.  It  would  be  preferable 
therefore  to  leave  the  zoning  as  is,  for  eventually,  the  business  will  become 
a  conforming  use  when  the  whole  area  is  re-classified  for  industrial  purposes, 
and  the  need  for  the  special  clause  would  then  disappear. 

ROAD  SYSTEM  PLAN 

There  is  no  doubt  that  at  the  present  time, truck  traffic  using  the 
residential  streets  in  order  to  reach  the  industrial  areas  of  Area  5  create 
some  disturbance  and  hazard  for  the  residents  in  the  area.  However,  as  it 
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is  anticipated  that  the  area  will  become  totally  industrial  in  the  future, 
there  is  little  point  in  making  any  special  provision  at  this  time,  except 
perhaps  to  discourage  traffic  from  using  some  of  the  streets  by  special 
traffic  regulations. 

The  proposed  Expressway  has  created  considerable  instability  and  uncertainty 
regarding  the  future  of  this  area„  Construction  of  this  Expressway  would 
bring  substantial  changes  into  the  area,  but  as  the  question  of  the  Express¬ 
way  has  not  yet  been  decided,  it  is  not  possible  to  comment  on  its  effects. 
If  the  Expressway  is  to  affect  any  part  of  this  area,  a  reappraisal  of  the 
affected  parts  will  be  necessary  when  the  final  alignment  is  agreed  upon. 

At  that  time,  the  question  of  access  to  the  Expressway  from  this  area  will 
be  examined. 

PARKS 


The  Appraisal  proposed  that  the  Cawthra  Playground  be  retained.  When  the 
area  becomes  entirely  industrial  it  cculd  serve  as  a  park  for  industrial 
employees.  However,  it  has  been  pointed  out  that  this  land  was  specifically 
deeded  by  the  Cawthra  family  as  a  children's  playground.  If  it  were  decided 
to  sell  the  land,  or  change  it  to  a  different  kind  of  park,  the  city  would 
be  obliged  to  relocate  the  children's  playground.  If  the  City  did  not  wish 
to  do  so  the  land  would  revert  to  the  Cawthra  estate. 

This  is  not  an  immediate  issue  as  the  playground  should  be  maintained  so  long 
as  there  are  homes  in  the  area.  The  question  should  be  reviewed  at  the 
time  the  area  is  reappraised. 
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CHAPTER  IV  :  THE  PLAN  IN  DETAIL 
AREA  6  -  CASA  LOMA -WELLS  HILL 


In  the  Appraisal  the  stated  aim  of  the  plan  for  the  Casa  Loma-Wells 
Hill  area  was  as  follows: 

This  area  is  a  good  residential  district  of  considerable 
attractiveness,  and  no  change  in  its  present  function  is 
proposed.  The  plan  is  designed  primarily  to  protect, 
preserve,  and  enhance  it,  by  zoning  to  suit  existing  condi¬ 
tions,  by  implementing  the  road  system  plan  to  reduce  through 
traffic,  and  by  making  full  use  of  the  potential  parkland 
offered  by  the  Nordheimer  Ravine,  the  escarpment,  and  Casa 
Loma. 

As  outlined  below,  many  residents  of  the  area  disagree  with  these  aims. 
GENERAL  REVIEW 


The  Appraisal  did  not  propose  any  change  in  the  present  function  of 
the  area,  however  the  newly  formed  Residents'  Association  feel  that  the 
character  of  the  area  has  changed,  and  that  it  is  now  a  more  suitable  area 
for  high  density  apartment  development  than  for  single  family  dwellings. 
However,  not  all  the  residents  of  the  area  are  unanimous  in  this  feeling. 

The  number  of  converted  houses  and  rooming  houses  in  the  district,  the 
increase  in  traffic  and  local  parking  problems  are  all  cited  as  being  causes 
of  deterioration  in  the  area.  Another  problem  affecting  the  future  of  this 
area  is  the  Expressway  and  the  Rapid  Transit  Line,  about  which  considerable 
concern  was  expressed  both  in  the  submissions  by  the  Residents'  Association 
and  by  the  ratepayers  generally. 

The  Bathurst-St.  Clair  Centre  has  also  been  cited  as  having  a 
deteriorating  effect  on  the  surrounding  residential  district,  and  a  minority 
feel  that  treatment  similar  to  the  Yonge-St.  Clair  Centre  should  be  given  to 
this  area.  Apart  from  these  major  issues,  there  are  several  minor  points 
which  will  also  be  dealt  with  under  the  Proposed  Zoning. 

PROPOSED  ZONING 


The  revised  proposed  zoning  suggested  in  the  following  paragraphs  is 
shown  in  Figure  8.  This  may  be  compared  with  the  proposed  zoning  put 
forward  in  the  Appraisal  shown  in  Figure  7. 

The  Appraisal  pointed  out  that  the  proposed  zoning  for  the  area  is 
designed  to  meet  the  needs  of  the  area  and  provide  a  sound  basis  for  its 
stabilization.  The  success  of  such  a  plan  would  depend  on  maintenance  and 
enforcement  and  in  this  the  residents  of  the  area  play  an  important  role. 
Experience  has  shown  that  success  is  most  likely  where  residents  take  a  keen 
interest  in  the  plans  and  are  organized  to  uphold  them.  When  the  Appraisal 
was  prepared,  there  was  no  local  Residents'  Association  to  advise  City 
Authorities  of  their  views  and  the  Appraisal  suggested  that  the  formation  of 
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such  an  association  would  give  the  residents  a  voice  and  help  to  ensure  the 
stability  of  the  area.  Consequently,  an  association  has  been  formed  in 
the  area  and  they  have  taken  a  keen  interest  in  the  proposals  of  the  Appraisal, 
and  in  many  cases  have  provided  valuable  information  and  alternative 
suggestions  for  the  development  of  the  area. 

One  of  these  suggestions  is  in  direct  conflict  with  the  stated  aim  of 
the  plan  for  this  area.  The  Residents'  Association  consider  that  apart 
from  Lyndhurst  Court,  the  whole  area  should  be  Zone  4  in  order  to  permit 
high  density  apartment  development.  It  is  interesting  to  note  that  only 
a  minority  favoured  high  density  apartment  development  for  the  area  at  the 
public  meetings,  and  only  since  the  Residents'  Association  was  formed  has  any 
concerted  attempt  been  made  to  rezone  the  area  for  this  purpose.  It 
appears  from  several  submissions  that  while  the  Residents'  Association  itself 
may  be  strongly  in  favour  of  high  density  development,  there  are  several 
people  who  live  in  the  area  who  wish  the  area  to  retain  its  present 
character  and  who  support  the  stated  aims  of  the  plan  as  proposed  in  the 
Appraisal . 

The  Residents'  Association  contend  that  the  area  is  the  best  in  the 
City  for  high  density  apartment  building  as  it  is  isolated  from  noise  and 
commercial  development,  it  has  magnificent  views  and  has  good  access  and 
transportation.  These  features  are  still  valid  reasons,  however,  for 
retaining  the  land  in  its  present  function.  The  R.1F  Zone  proposed  for 
this  area  in  the  Appraisal  would  not  permit  apartment  uses  but  would  permit 
almost  every  other  kind  of  residential  use  at  a  low  to  medium  density.  The 
reason  that  the  entire  area,  with  the  exception  of  Lyndhurst  Court,  has  been 
requested  for  high  density  development  by  the  Residents'  Association  would 
appear  to  be  the  local  view  that  some  parts  of  the  area  should  not  be  singled 
out  for  this  type  of  development  at  the  expense  of  others.  Several  other 
reasons  are  cited  for  the  necessity  of  permitting  high  density  development 
in  this  area.  These  include  the  large  number  of  rooming  houses  which  tend 
to  depreciate  neighbouring  properties,  the  high  faxes  in  the  area  which  it 
is  claimed  make  improvements  and  maintenance  an  excessive  burden,  and  the 
costs  of  conversions  which  are  said  to  be  too  high  to  be  economic. 

Considering  all  the  submissions  and  the  notes  taken  at  the  public 
meetings,  it  is  apparent  that  the  residents  have  mixed  feelings  about  the 
future  of  the  area.  There  is  much  concern  about  the  rooming  house  problem, 
excess  street  parking,  and  through  traffic  using  the  local  streets  in  the 
area.  These  conditions  have  caused  a  number  of  residents  to  feel  that  the 
area  can  no  longer  be  maintained  as  a  good  residential  district  and  this 
attitude  appears  to  have  been  strengthened  by  fears  of  the  impact  on  the  area 
of  the  Spadina  Expressway  and  Rapid  Transit  Line. 

Enquiry  has  been  made  of  the  Department  of  Public  Works  as  to  the 
adequacy  of  the  services  to  support  high  density  development  such  as  that 
proposed.  It  has  been  calculated  that  any  increase  in  density  would 
necessitate  the  construction  of  new  sanitary  sewers  and  water  mains 
throughout  the  area.  In  addition,  it  is  likely  that  expensive  street 
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improvements  would  be  necessary,  and  while  it  is  agreed  that  the  area  has 
some  of  the  attributes  for  making  it  a  suitable  high  density  development 
area,  it  is  so  large  that  in  fact  actual  development  at  high  density  is 
unlikely  to  be  anything  other  than  widely  scattered.  If  the  whole  area 
were  developed  at  Zone  4  density  (excluding  Lyndhurst  Court) ,  something  in 
the  order  of  6,400  apartment  units  could  be  built.  This  compares  with  the 
1960  total  of  3,100  units  built  throughout  the  entire  City  in  that  year. 

(This  figure  was  well  above  that  for  the  two  preceding  years).  So  far  as 
providing  the  necessary  services  is  concerned,  it  can  only  be  assumed  that 
if  the  whole  area  were  to  be  rezoned  for  high  density  apartments,  ultimately 
it  would  be  developed  for  this  purpose.  In  view  of  the  examinations 
carried  out  by  the  Planning  Board  staff,  it  would  appear  extremely  unlikely 
that  the  area  would,  in  fact,  be  developed  to  anything  like  its  maximum 
potential  and  would  most  probably  contain  only  a  spotty,  scattered  develop¬ 
ment  of  high  density  apartments  through  the  area.  This  would  be  to  the 
detriment  of  the  remaining  houses,  and  the  strong  probability  that  many 
owners  would  be  left  with  no  chance  of  developing  their  lands  for  apartment 
use  in  any  reasonable  period  of  time  would  exist. 

From  the  evidence  submitted  subsequent  to  the  Appraisal  by  the  newly 
formed  Residents'  Association,  it  appears  that  R.2  may  be  a  more  realistic 
zoning  for  the  area  than  R.1F.  Further  investigations  have  revealed  that 
there  are  in  fact  very  few  rooming  houses  in  the  district  and  more  converted 
houses  than  was  thought  at  first.  It  may  be  that  the  concern  about  rooming 
houses  expressed  by  the  residents  is  merely  the  result  of  a  few  large  ones 
and  a  lot  of  ordinary  dwellings  in  which  rooms  are  rented  out.  The  renting 
of  rooms  is  permitted  in  every  residential  district  in  the  City  up  to  a 
certain  point,  and  if  this  is  all  that  people  are  worrying  about,  they  may 
be  worrying  excessively. 

The  Residents'  Association  have  also  submitted  a  set  of  regulations  it 
suggests  should  pertain  to  R.2  districts.  Many  of  the  suggested  changes  are 
not  matters  for  inclusion  in  the  Zoning  By-law  at  all  but  rather  in  the 
Building  and  other  by-laws,  and  it  is  doubtful  that  even  under  such  by-laws 
all  the  requests  of  the  Residents'  Association  could  be  accommodated. 

In  addition,  the  Association  has  suggested  that  writers,  lawyers  and 
agents  as  well  as  physicians  and  dentists  should  be  permitted  to  use 
private  dwelling  houses  as  offices.  An  extension  of  the  types  of  uses 
permitted  in  the  R.2  district  could  cause  serious  problems  in  an  area  zoned 
for  strictly  residential  use.  A  wide  variety  of  uses  could  be  achieved 
under  the  classification  of  "agent",  all  of  x>7hich  require  a  commercial  zoning 
to  operate  under  the  present  Zoning  By-law  provisions.  To  include  the 
office  of  a  lawyer  as  a  permissible  use  would  also  justify  inclusion  of  all 
other  professional  activities  which  at  the  present  time  are  limited  to  the 
R.4A  district.  Other  points  which  are  raised  in  this  submission  would  seem 
to  be  very  difficult  to  enforce,  even  should  legislation  be  obtained,  and 
many  appear  to  be  unnecessarily  restrictive. 

Much  of  the  concern  that  exists  about  the  future  of  the  area  has  been 

/... 


Page  69 


caused  by  the  uncertainty  as  to  the  Spadina  Expressway  and  Rapid  Transit 
Line  proposal.  The  direct  connection  for  southbound  traffic  from  the 
Expressway  onto  Walmer  Road  is  still  being  considered  by  Metropolitan 
authorities.  Unless  this  proposal  is  abandoned,  a  great  deal  of  disturb¬ 
ance  will  be  caused  in  the  area.  However,  it  is  understood  that  the 
T.T.C.  have  agreed  that  if  it  is  possible  the  Rapid  Transit  alignment  could 
be  underneath  the  route  of  the  Expressway  on  Spadina  Road  and  studies  are 
now  going  ahead  on  this  basis.  Chapter  III  discusses  revised  road  propo¬ 
sals  in  this  area.  In  view  of  the  latest  revised  Spadina  Expressway 
proposals  the  R.1A  Zone  3  classification  for  the  west  side  of  Spadina  Road, 
Castle  View  Avenue  and  part  of  Austin  Terrace  has  now  been  dropped,  and 
this  area  is  included  with  the  balance  of  Area  6  in  the  R.2  Zone  2 
classification.  The  Residents'  Association  have  requested  that  Lyndhurst 
Court  be  rezoned  R.l  Zone  1.  There  is  no  strong  argument  against  this 
proposal  and,  accordingly,  the  plan  is  amended  to  accede  with  their  request. 
It  should  be  pointed  out  that  if  the  Residents'  Association  are  successful 
in  pressing  for  high  density  zoning  for  the  rest  of  the  area,  the  properties 
on  Lyndhurst  Court  would  be  put  in  an  intolerable  position. 

As  previously  mentioned,  some  concern  has  been  expressed  regarding  the 
effect  of  the  St.  Clair-Bathurst  shopping  area  on  the  adjacent  residential 
district,  and  the  view  expressed  that  this  centre  needs  a  similar  treat¬ 
ment  to  that  given  to  the  Yonge-St.  Clair  shopping  district.  Also  in  this 
connection,  there  is  a  suggestion  that  the  residential  lands  immediately 
east  of  Bathurst  Street  and  west  of  Hilton  Avenue  should  be  zoned  R.4A  to 
permit  uses  more  compatible  with  the  Bathurst-St.  Clair  commercial  district. 
The  Appraisal  proposed  that  this  area  be  reclassified  to  R.2  and  the  zone 
density  increased  from  Zone  2  to  Zone  3.  The  property  at  the  corner  of 
Hilton  Avenue  and  St.  Clair  Avenue  was  included  in  this  R.2  Zone  3  district. 
However,  it  may  be  advisable  to  leave  this  property  as  originally  zoned, 
i.e.,  C.l  V.l.  So  far  as  the  possible  treatment  of  this  centre  in  a 
similar  manner  to  the  Yonge-St.  Clair  Centre  is  concerned,  there  may  be 
some  justification  for  this,  but  not  at  this  time.  It  would  be  preferable 
to  wait  until  the  Appraisal  for  the  Oakwood  Planning  District  is  undertaken 
as  the  majority  of  this  centre  is  in  that  district. 

The  remainder  of  the  lands  suggested  for  R.4A  zoning  between  Bathurst 
Street  and  Hilton  Avenue  are  not  part  of  this  commercial  district  at  the 
present  time,  and  as  previously  pointed  out,  any  improvement  or  enlargement 
of  the  Bathurst-St.  Clair  Centre  should  be  done  on  a  comprehensive  basis. 
Until  such  time  as  this  is  possible  no  commercial  or  quasi -commercial  uses 
should  be  allowed  to  intrude  into  the  residential  area,  and  it  is  suggested 
therefore  that  the  R.2  Zone  3  classification  as  originally  proposed  in  the 
Appraisal  should  be  retained  for  these  lands. 

As  mentioned  in  the  Appraisal  Report,  an  application  was  received  for 
a  rezoning  of  the  north-east  corner  of  Bathurst  Street  and  Nina  Street  to 
commercial.  The  report  stated  that  the  requested  zoning  would  bring 
commercial  frontage  onto  Nina  Street,  and  probably  would  lead  into  changing 
that  street's  residential  character.  For  this  reason  the  report 
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concluded  that  the  request  should  not  be  granted.  Further  study  of  this 
request  indicates  that  if  this  property  and  other  properties  presently 
fronting  on  Nina  Street  and  included  in  the  R.4  zone,  were  to  form  part  of 
a  comprehensive  redevelopment  proposal  oriented  to  and  taking  principal 
access  from  Bathurst  Street,  the  application  could  be  reconsidered.  The 
applicant  has  been  informed  on  several  occasions  of  this  view  and  at  tne 
present  time  is  understood  to  be  actively  considering  some  possible  land 
assembly  scheme.  Until  such  time  as  the  land  assembly  scheme  is  submitted, 
a  rezoning  of  this  area  should  not  be  granted. 

ROAD  SYSTEM  PLAN 


The  Spadina  Expressway  and  Rapid  Transit  Line  proposals  have  been 
discussed  previously,  but  there  are  some  problem  areas  within  the  district 
which  require  further  consideration.  The  residents  in  the  area  cite  the 
Bathurst-St.  Clair  intersection  as  being  a  trouble  spot  and  the  volume  of 
traffic  using  Lyndhurst  Avenue  is  also  causing  some  concern.  A  further 
proposal  by  the  Residents  is  that  Russel  Hill  Drive  should  be  paved,  as  it 
is  used  as  a  thoroughfare  by  many  persons  at  the  present  time.  Insofar  as 
the  latter  is  concerned,  it  would  appear  that  the  future  Expressway  will 
change  the  connection  to  Spadina  Road. 

As  pointed  out  in  the  Appraisal,  street  parking  in  the  area  is  heavy 
both  day  and  night  and  contributes  towards  traffic  problems  on  the  internal 
streets,  including  Lyndhurst  Avenue.  The  Appraisal  suggested  that  long 
term  improvements  may  be  achieved  through  the  gradual  effects  of  the  Zoning 
By-law' s  requirements  and  perhaps  by  the  development  of  neighbourhood 
parking.  However,  the  Parking  Authority  would  not  be  justified  in  turning 
its  attention  to  this  area  at  the  present  time,  when  so  many  other  parts  of 
the  City  are  in  greater  distress,  and  it  is  concluded  that  little  improvement 
can  be  expected  within  the  near  future.  It  would  help  if  owners  could 
provide  additional  parking  on  their  own  properties,  especially  where  there 
have  been  conversions  which  have  helped  create  the  unsatisfied  demand. 

The  question  of  a  long  term  improvement  to  the  Bathurst-St.  Clair  traffic 
problem  will  have  to  await  the  consideration  of  tne  centre  generally  in  the 
Oakwood  Planning  District  Appraisal.  However,  it  may  be  possible  for  some 
minor  improvements  to  be  examined  by  the  Department  of  Public  Works  before 
this  time. 

A  suggestion  was  made  that  a  pedestrian  bridge  be  constructed  at  the 
junction  of  Bathurst  Street  and  Nina  Street,  where  concern  has  been  expressed 
regarding  the  safety  of  school  children  crossing  Bathurst  Street.  The  problem 
is  largely  caused  by  traffic  seeking  to  by-pass  the  difficult  Bathurst  Street- 
Davenport  Road  intersection.  Some  improvement  at  this  difficult  intersection 
would  go  far  towards  alleviating  the  present  traffic  problems  at  Nina  and 
Bathurst  Streets,  and  it  is  suggested  that  the  Department  of  Public  Works 
study  what  improvements  can  be  made.  The  north-east  corner  of  the  Bathurst- 
Davenport  intersection  is  also  the  subject  of  a  rezoning  application  to 
permit  a  service  station.  This  is  discussed  in  the  comments  under  Area  5, 

but  it  should  be  noted  here  that  the  design  as  proposed  for  the  service 
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station  appears  to  be  satisfactory  insofar  as  the  future  improvement  of  this 
intersection  is  concerned. 

A  final  point  is  that  the  persons  living  in  the  neighbourhood  of  the 
new  Hillcrest  Hospital  Extension  are  concerned  over  possible  parking  problems 
which  may  result  from  this  development.  There  is  no  requirement  under  the 
Zoning  By-law  for  hospitals  to  provide  parking  space,  and  it  was  with 
situations  like  this  in  mind  that  the  Planning  Board  recently  approved  a 
report  outlining  suggested  parking  standards  for  hospitals.  However,  it 
would  not  be  possible  to  require  this  hospital  to  meet  these  standards  unless 
it  wishes  to  extend  further. 

PARKS 


There  are  no  adverse  comments  regarding  the  park  proposals  for  this 
area,  except  that  considerable  concern  has  been  expressed  that  the  Nordheimer 
Ravine  may  be  completely  lost  to  public  use  when  the  Expressway  is 
constructed,  and  several  persons  in  the  public  meetings  were  opposed  to  the 
use  of  the  ravine  for  any  road  or  rapid  transit  purposes.  It  should  still 
be  possible  despite  the  introduction  of  the  Expressway  through  the  ravine, 
to  preserve  some  of  it  for  public  use,  and  also  preserve  the  pedestrian 
trail  leading  across  the  escarpment  as  proposed  in  the  Natural  Parklands 
Study. 
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CHAPTER  V  :  REVISED  RECOMMENDATIONS 


The  Deer  Park  Planning  District  plays  an  important  role  in  the  City 
because  of  its  location,  its  prestige  and  attractiveness,  and  the  wide 
range  of  residential  accommodation  which  it  offers.  It  also  contains  one 
of  the  City's  major  commercial  sub-centres.  The  Appraisal  has  shown  that 
room  must  be  found  for  a  considerable  amount  of  new  building,  both  resi¬ 
dential  and  commercial,  and  that  this  can  be  done  within  a  plan  that  at  the 
same  time  preserves,  stabilizes,  and  enhances  most  of  the  existing  resi¬ 
dential  neighbourhoods  in  Deer  Park.  It  has  also  shown  that  such  a  plan 
must  be  implemented  by  positive  action  on  the  part  of  the  City  -  by  measures 
such  as  the  development  of  new  roads,  parks,  and  the  ravine  system  -  and  that 
amendment  of  the  Zoning  By-law  is  only  one  of  the  measures  necessary.  This 
comprehensive  approach  is  necessary  if  the  district  is  to  develop  satis¬ 
factorily  and  maintain  its  attractiveness,  and  its  residents  are  to  have 
confidence  in  its  future. 

The  review  of  the  Appraisal  proposals  in  the  light  of  public  discussion 
and  representations,  while  it  has  resulted  in  some  modification  of  the 
original  proposals,  also  has  resulted  in  a  reaffirmation  of  the  basic 
principles  and  policies  set  out  in  the  original  document,  and  reinforced 
emphatically  the  need  for  a  comprehensive  approach  and  a  long  term  plan  in 
which  residents  and  owners  may  have  confidence. 

This  chapter  sets  out  a  summary  of  the  recommendations  and  proposals 
put  forward  in  the  Appraisal,  as  revised  in  the  light  of  public  discussion 
and  explained  in  the  preceding  chapters  of  this  Supplementary  Report. 

Because  the  district  is  so  diverse,  no  summary  can  do  full  justice  to 
the  complex  proposals.  To  understand  the  recommendations  fully,  and  the 
reasons  behind  them,  it  is  essential  to  refer  to  the  main  text  both  of  the 
Appraisal  and  the  Supplementary  Report. 

For  this  reason,  each  recommendation  listed  below  is  indexed  to  the 
relevant  pages  of  the  main  text,  e.g; 

A  -  21-22-24  refers  to  the  Appraisal  page  numbers 
-  35-36  refers  to  the  Supplementary  Report 

A  second  column  against  each  recommendation,  headed  Procedure,  is 
intended  as  a  suggestion  of  those  Committees  of  Council  and  Civic  Officials 
that  would  ordinarily  be  first  concerned  with  the  consideration  and 
implementation  of  the  specific  recommendation.  These  references  are  given 
for  convenience  only,  it  being  fully  acknowledged  that  City  Council  may 
deal  with  the  various  recommendations  under  such  procedures  as  it  deems 
desirable. 

In  the  Procedure  column,  the  following  notations  are  used: 

B/C  -  Board  of  Control 

Cttee  B  &  D  -  Committee  on  Buildings  &  Development 
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-  Committee  on  Public  Works 

-  Committee  on  Parks  6c  Exhibitions 

-  Commissioner  of  Buildings  6c  Development 

-  Commissioner  of  Public  Works 

-  Commissioner  of  Parks  6c  Recreation 

-  Commissioner  of  Planning 

-  City  Solicitor 

-  Metropolitan  Toronto  Planning  Board 


RECOMMENDATIONS 


References  Procedure 


1.  Revision  of  the  Official  Plan 


It  is  apparent  that  the  existing  City  Official  A  21-22-24 
Plan  is  no  longer  adequate  as  a  guide  to 
development  in  Deer  Park. 


It  is  recommended  that  a  general  plan  and 
supporting  statements  of  policy  for  the  Deer 
Park  Planning  District  be  adopted  as  part  of 
the  Official  Plan  in  place  of  the  existing 
maps  and  text  insofar  as  these  apply  to  the 
district. 


Cttee  B  6c  D 
other  Cttees 
C  Solr 
Cr  Pig 


2.  Relationship  of  Official  Plan  Revision  to 
Zoning  By-law 

The  proposed  Official  Plan  revision  is  A  8  6c  25 

intended  as  a  long-term  guide  to  development. 

The  proposed  zoning  does  not  coincide  with  it 
in  cases  where  the  policy  is  to  stage  land 
use  and  development  changes  over  a  number  of 
years. 

It  is  recommended  that  the  Official  Plan  Cttee  B  6c  D 

contain  an  explanation  of  such  cases  so  that  C  Solr 

the  Zoning  By-law  may  correspond  to  a  stage 
in  the  plan  rather  than  the  long-term  object¬ 
ive  shown.  This  would  avoid  any  apparent 
inconsistency  between  the  two. 


Examples  of  such  cases  are: 

-  Avenue  Road  Shopping  Centre:  Designated  A  113-116 

general  commercial  in  the  Plan,  but 
zoning  to  remain  residential  until  a  firm 
proposal  for  the  development  of  the  Centre  S  62 

is  approved  by  the  City. 


St.  Clair-Yonge  Centre:  Designated  for 
shops  and  offices  in  the  Plan,  but  zoning 


/... 
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to  remain  unchanged  until  a  commitment  has 
been  made  by  the  City  to  build  the  proposed 
loop  road  and  extend  the  parking  area. 

-  Area  5,  Davenport  Road:  A  part  of  this  area,  A  120 
designated  Light  Industry  in  the  General  Plan, 
is  proposed  to  remain  zoned  residential  and 
be  gradually  rezoned  as  the  need  arises. 

3.  Statements  of  the  General  Objectives  of  the 

Plan 


It  is  recommended  that  the  revision  to  the 

Official  Plan  for  the  Deer  Park  Planning 

District  state  the  objectives  for  the  area. 

The  objectives  proposed  are: 

-  to  accommodate  the  growth  and  change  which  A  26 

is  desirable  in  the  district  and  at  the  same 

time  give  maximum  protection  and  stability  to 
those  parts  of  the  district  where  change  is  S  7  6c  8 
neither  needed  nor  desirable,  so  that  it  will 
continue  to  be  an  attractive  area  of  great 
diversity,  and  primarily,  although  not 
exclusively,  a  residential  area  which  offers 
a  wide  range  of  accommodation  to  people  of 
varying  incomes  and  interests  and  to  families 
and  households  of  different  sizes  and  ages; 

-  to  allocate  amounts  of  land  for  each  type  of  A  26 
development  in  proportion  to  the  demand  for  S  8  &  9 
each  type  that  it  is  reasonable  to  anticipate 

over  the  next  20  years; 

-  to  provide  for  the  continued  and  organized  A  26 

growth  of  the  St.  Clair -Yonge  commercial  area  S  9 
in  a  way  that  will  provide  a  comprehensive  and 

well  balanced  solution  to  all  the  problems  in 
this  area; 

-  to  enhance  the  attractiveness  of  the  area  as  a  A  26 

whole;  S  9 

-  to  improve  traffic  movement  through  the  A  26 

district,  but  in  such  a  way  as  to  protect  its  S  9 
residential  areas  from  the  effects  of  through 
traffic; 

-  to  improve  areas  where  existing  conditions  are  A  26 
not  satisfactory,  particularly  where  a  mixture  S  9 
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of  housing  with  industry  or  commerce  is 
causing  mutual  conflict; 

-  to  make  full  use  of  the  ravines  and  escarp-  A  26 

ment  as  developed  areas  of  natural  parkland.  S  9 

4.  Statements  of  Policy  for  Areas  within  the 

District 


It  is  proposed  that  in  addition  to  the  general 
objectives,  there  be  statements  of  objectives 
for  each  area  of  the  district,  as  follows: 


Area  1.  St.  Clair-Yonge  Centre:  The  objective 
of  the  plan  is  to  intensify  the  value  to  be 
obtained  from  the  Centre' s  advantages  of  loca¬ 
tion,  transit,  parking,  and  attractive  setting. 
The  plan  is  designed  to  allow  room  for  further 
expansion  -  create  an  efficient, attractive 
centre  and  at  the  same  time  protect  and  stabi¬ 
lize  adjoining  areas.  New  development  is  to 
be  planned  as  an  extension  of  existing  develop¬ 
ment,  avoiding  fragmentation  and  isolation  of 
any  part  from  the  focus  of  activity  at  the  main 
intersection. 


A  29,  66f f , 
Appendix  V 
-  2ff 

A  66  &  76 
77 


A  73,  76  & 
77 


Area  2.  Oriole-North  Hill:  It  is  the  aim  of  A  84ff 
the  plan  to  preserve  the  character  and  quality 
of  the  interior  residential  streets  and  to 
enhance  the  area's  stability.  Recent  intensive 
development  on  arterial  streets  is  confirmed 
and  supported.  Where  excessive  contrast  and  A  84  &  87 

conflict  between  the  development  on  interior  S  31 

streets  and  the  arteries  has  caused  unsatis¬ 
factory  conditions,  changes  which  seek  to 
remedy  the  situation  are  suggested. 


Area  3.  Woodlawn-Summerhill:  The  aim  of  the 
plan  is  to  protect  areas  of  housing  that  are 
in  good  condition  from  more  intensive  develop¬ 
ment,  to  encourage  the  renovation  of  existing 
dwellings,  to  alleviate  existing  conflicts 
between  industrial  and  residential  uses,  and 
to  retain  the  more  southerly  part  of  the  area 
in  its  existing  state  until  a  decision  on  the 
route  of  the  Crosstown  Expressway  permits  a 
longer-term  plan  to  be  prepared. 


A  98  ff 


A  102  &  103 
A  107 
S  46 


Area  4.  Ardwold  Gate-South  Hill:  The  objective  A  109ff 
of  the  plan  is  to  preserve  and  enhance  the  value  S  54 
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of  this  area  as  a  sound  residential  neighbour¬ 
hood  and  to  enhance  its  natural  setting  by 
development  of  the  ravine  and  parks  system.  The 
more  southerly  part  of  the  area  is  to  be  retained 
in  its  existing  state  until  a  decision  on  the 
route  of  the  Crosstown  Expressway  permits  a 
longer-term  plan  to  be  proposed.  Provision  is  A  113ff 

made  for  the  possible  development  of  a  small  S  58  ff 

shopping  centre  in  the  area. 


Area  5.  Davenport  Road:  The  aim  of  the  Plan  is  A  119  &  120 
to  provide  for  the  long-term  expansion  of  S  63 

industry  in  the  western  part  of  the  area  in  an 
orderly  way  that  will  give  some  protection  to  the 
remaining  dwellings. 

Area  6.  Casa  Loma-Wells  Hill:  The  objective  is  A  123ff 

to  protect,  preserve,  and  enhance  this  good  S  66 

residential  area  by  appropriate  zoning,  by 

measures  to  reduce  through  traffic,  and  by 

making  full  use  of  the  potential  parkland 

offered  by  the  ravine,  the  escarpment,  and 

Casa  Loma. 


5.  General  Plan 

The  proposals  which  are  designed  to  accomplish 

the  above  objectives  are  shown  in  the  General 

Plan,  as  revised  and  shown  in  Figure  2  of  the  A  26 

Supplementary  Report  (S-ll),  insofar  as  they  S-10  &  12 

can  be  expressed  graphically. 


It  is  recommended  that  such  a  map  be  introduced 

as  part  of  the  Official  Plan  of  the  City  A  26 


6.  Parks  and  Ravines  Proposals 

It  is  recommended  that  preservation,  acquisi-  A  29  &  56 
tion  and  development  of  the  ravines  and 
escarpment  be  undertaken  by  the  City  in  accord¬ 
ance  with  the  proposals  indicated  in  the  text 
and  in  the  maps  entitled  "Nordheimer  Ravine  S  17  &  71 

System  Proposed  Land  Acquisition  and  Parks 
Dedication"  (Appraisal  Figure  12),  and 
"Norheimer  Ravine  -  Proposed  Development" 

(Appraisal  Figure  11) 

It  is  recommended  that  certain  publicly-owned  A  58  &  112 
lands  not  now  dedicated  as  park  lands  be  so 
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dedicated  and  zoned  "G" ,  as  indicated  on  the 
map  entitled  "Revised  Proposed  Zoning" 

(Supplementary  Report,  Figure  8),  and  on  the 
map  "Nordheimer  Ravine  System  Proposed  Land 
Acquisition  and  Park  Dedication"  (Appraisal 
Report  Figure  12) . 

The  suggestion  for  a  local  park  at  the  north 
end  of  Lawton  Boulevard  is  not  justified  in 
terms  of  priority. 

The  status  of  the  Cawthra  Playground  should  be 
reviewed  to  see  what  steps  must  be  taken  to 
retain  it  as  a  park  if  and  when,  through 
industrial  redevelopment  in  the  neighbourhood, 
its  use  as  a  playground  should  cease. 

It  is  recommended  that  the  City  eventually 
acquire  small  parks  in  the  two  general 
locations  indicated  on  the  General  Plan  and 
on  Appraisal  Figure  10,  "Park  Deficient  Areas". 

7 .  Proposed  Road  System 

It  is  recommended  that  the  map  entitled  "Proposed 
Road  System"  (Appraisal  Figure  9)  become  part  of  A  45-46 
the  Official  Plan  and  that  it  be  used  by  the  City 
as  a  guide  to  future  road  improvements  and 
traffic  regulations,  and,  in  conjunction  with 
traffic  studies,  as  a  guide  to  the  improvement  of 
traffic  handling  capacities  of  streets  and  inter¬ 
sections. 

It  is  recommended  that  the  Department  of  Public  A  46 
Works  be  requested  to  review  all  street  specifica¬ 
tions  and  traffic  regulations  in  the  district  in 
the  light  of  the  proposed  road  system. 

The  purpose  of  classifying  Deer  Park  streets  as 

expressway,  arterial,  collector,  or  local  roads 

is  identical  with  the  purpose  expressed  in  the 

"Rosedale  Planning  District  Appraisal".  A  A  45-46 

statement  setting  out  such  aims  will  be  proposed 

for  inclusion  in  the  Official  Plan  as  a  result  of 

the  Committee  on  Public  Works'  consideration  of 

the  Rosedale  Appraisal.  This  statement  will 

presumably  serve  for  each  planning  district  and 

no  specific  recommendation  about  it  is  required 

here. 
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It  is  recommended,  in  the  particular  case  of 
Poplar  Plains  Road,  Russell  Hill  Road,  Forest 
Hill  Road,  and  Boulton  Drive,  which  are  now  used 
as  arterial  streets,  that  it  be  recognized  that 
they  must  retain  this  arterial  function  for  the 
time  being  but  that  when  the  Spadina  Expressway 
is  in  operation  the  situation  be  reviewed  to  see 
what  action  must  be  taken  to  ensure  that  these 
local  roads  and  collector  streets  do  not  carry 
large  amounts  of  through  traffic. 

8.  Expressway  Proposals 

(a)  Crosstown  Expressway  Alternatives.  The 
question  of  an  expressway  alignment  north 
of  the  railway  is  already  being  studied  by 
the  Metropolitan  Toronto  Planning  Board  as 
a  result  of  earlier  reports  and  representa¬ 
tions.  It  is  recommended  that  in  these 
studies  the  role  of  this  expressway  be 
examined  to  determine  the  needs  it  should 
fill  and  the  consequent  design  requirements. 

(b)  Spadina  Expressway.  It  is  recommended  that 
the  City  express  its  serious  concern  about 
any  possible  connections  to  this  expressway 
between  and  including  St.  Clair  Avenue  and 
Davenport  Road  that  would  make  use  of  any 
street  classified  as  a  local  road,  particu¬ 
larly  Walmer  Road  north  of  Casa  Loma. 

9.  Specific  Proposals  for  Street  and  Traffic 

Improvements 

It  is  recommended  that  the  City,  in  conjunction 
with  Metropolitan  Toronto,  construct  the  new 
loop  road  indicated  on  the  map  entitled  "General 
Plan  for  the  St.  Clair -Yonge  Centre".  (Appraisal 
Figure  15). 


A  118 


A  30,42,44 
119  &  120 


S  15 


S  14 
68  &  69 


A  49,  50 
74-75 
S  15 
25-29 


It  is  recommended  that  the  Yonge  Street  Widening  A  50 
By-law  be  rescinded  insofar  as  it  affects  the  Appendix  V, 
area  from  Rosehill  Avenue  to  Heath  Street,  but  24 

that  it  be  maintained  south  of  Rosehill  Avenue. 


It  is  also  recommended  that  the  City  Planning  A  50 

Board,  Works  Department,  and  Metropolitan  Toronto  Appendix  V, 
Planning  Board  undertake  an  immediate  study  of  24 

the  feasibility  of  widening  Yonge  Street  from 
Rosehill  Avenue  to  Davenport  Road. 
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It  is  recommended  that  the  City  build  two  new 
streets  linking  Birch  and  Alcorn  Avenues  and 
widen  a  portion  of  Alcorn  Avenue  as  indicated  A  50-51, 

on  Figure  4  of  the  Supplementary  Report  (page  102 

52).  The  question  of  closing  part  of  S  51 

Cottingham  Street  and  Gange  Avenue  should  be 
left  until  the  route  of  the  Crosstown  Express¬ 
way  is  settled. 

It  is  recommended  that  the  Department  of  Public 
Works  undertake 


(1)  a  special  study  of  the  Dupont  Street-  S  16,  17 

Davenport  Road  area  and  intersections  in 
conjunction  with  studies  of  the  express¬ 
way  plans; 


(2)  a  study  of  possible  improvements  to  the  S  70 

intersection  of  Nina  and  Bathurst  Streets. 


S  26,29 
30,  44 

and  certain  related  matters  await  approval  of  the 
proposal  in  principle.  When  this  is  done,  how¬ 
ever,  the  preparation  of  detailed  plans  should 
consider  - 


It  is  recommended  that  details  of  the  loop  road 
proposal  at  Yonge  Street  and  St.  Clair  Avenue 


-  the  possibility  of  aligning  Ferndale  Avenue  so  S  18 

as  to  leave  more  room  between  the  school  S  29 

building  and  the  loop  road.  Tne  new  curb 

should  not  be  any  closer  than  the  present 
curb ; 

-  that  curves  and  connections  are  adequate  for  S  29 

the  volume  and  speed  of  traffic  to  be  handled; 

-  the  feasibility  of  various  alternatives  S  44 

suggested  for  the  Heath-Lawton-Yonge  inter¬ 
section. 


It  is  recommended  that  means  of  more  direct  S  44-45 

pedestrian  access  from  the  north  end  of  Lawton 
Boulevard  to  the  Davisville  Subway  Station  and 
development  be  studied  in  cooperation  with  the 
T.T.C. 


It  is  recommended  that  no  steps  be  taken  to 

extend  Birch  Avenue  westerly  to  Oaklands  Avenue,  S  51 

or  to  create  a  lane  on  the  south  side  of 

Cottingham  Street  east  of  Sidney  Street,  unless 

on  a  local  improvement  basis. 
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It  is  recommended  that  further  study  be  given  S  62 

to  making  Lynwood  Avenue,  or  part  thereof, 
one-way  eastbound. 

It  is  recommended  that  no  further  study  be  given 
to  the  suggestion  that  a  one  way  "traffic  circle" 
be  created  around  Upper  Canada  College.  S  44 

It  is  recommended  that  studies  be  made  of  the  S  16 

possibility  of  developing  Kilbarry  Road  and 
Oxton  Avenue  as  a  one-way  pair  to  connect  the 
northerly  part  of  Avenue  Road  with  Oriole 
Parkway. 


It  is  recommended  that  no  attempt  be  made  to  S  50-51 

provide  an  internal  road  system  for  vehicles 
between  Foxbar,  Farnham,  and  Balmoral  Avenues, 
but  that  study  be  given  to  possible  pedestrian 
connections  between  these  streets. 

10.  Proposed  Zoning 

It  is  recommended  that  the  Zoning  By-law  be 
amended  as  shown  in  the  map  entitled  "Revised 
Proposed  Zoning" . (Supplementary  Report,  Figure 
8,  p.  74)  and  that  this  be  done  as  soon  as 
possible  except  in  the  following  case: 


(a)  all  areas  shaded  in  the  map  entitled 

"Deferred  Implementation  of  Proposed  A  83 

Zoning  -  St.  Clair -Yonge  Centre"  (Appraisal, 

Figure  19,  p.  83)  should  remain  as  presently 
zoned  until  there  is  a  commitment  to  build 
the  new  loop  road  and  acquire  for  parking 
the  area  indicated  "proposed  parking"  on  the 
map  entitled  "General  Plan  for  the  St.  Clair- 
Yonge  Centre"  (Appraisal,  Figure  15,  p.  75). 

(b)  (The  Appraisal  recommendation  for  deferred  A  116 

zoning  of  the  Avenue  Road  Shopping  Centre  S  62 

has  been  deleted) . 


It  is  recommended  that  the  special  clauses  of  the  A  93 
Zoning  By-law  now  affecting  St.  Clair  Avenue  be  S  41-43 
amended  as  outlined  in  the  Appraisal,  Chapter 
VIII,  Area  2,  and  Appendix  VI. 

It  is  recommended  that  similar  special  clauses  S  56 

to  those  for  St.  Clair  Avenue  with  respect  to 
the  use  of  and  access  to  buildings  be  applied 
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also  to  that  portion  of  Avenue  Road  shown 
shaded  on  the  map  entitled  "Revised  Proposed 
Zoning",  (Supplementary  Report,  Figure  8, 
p.  74) 

(The  Appraisal  recommendation  concerning  a  special  S  33 

clause  on  the  south  side  of  Delisle  Avenue  is 

deleted) 

It  is  recommended  that  a  special  clause  be  applied  A  107 
to  Jackes  Avenue,  to  a  portion  of  Woodlawn  Avenue  S  47,48,49 
East,  and  to  an  area  on  the  south  side  of  Walker 
Avenue  and  on  Alcorn  Avenue,  as  shown  on  the 
Revised  Proposed  Zoning  (Supplementary  Report, 

Figure  8,  p.  74)  permitting  existing  dwellings 
to  be  used  for  certain  institutional,  profession¬ 
al,  and  administrative  office  purposes. 

It  is  recommended  that  no  special  action  be  taken 
at  the  present  time,  in  view  of  studies  underway,  S  6 
on  suggestions  made  for  certain  general  revisions 
to  the  Zoning  By-law,  including  - 

-  Bonus  zoning  system  for  apartments. 

-  Revisions  to  regulations  in  R.2  districts.  S  68 

-  Improvements  and  changes  to  the  parking 
requirements. 

It  is  recommended  that  permitted  densities  in  the  S  23 

C.l  V.2  and  C.l  V.3  areas  of  the  St.  Clair-Yonge 

Centre  be  reduced  immediately  to  L.4  as  shown  on 

the  Revised  Proposed  Zoning  Map  (Supplementary 

Report,  Figure  8,  p.  74),  but  that  a  limited 

period  of  grace  be  allowed  for  completion  of 

imminent  building  projects  at  the  existing 

permitted  densities. 

11.  Zoning  Applications 

Recommendations  on  the  Zoning  Applications  referred 
to  in  Appendix  IV  of  the  Supplementary  Report  are 
made  as  follows: 

(1)  153  St.  Clair  Avenue  West:  S  43 

(to  permit  a  pharmacy  and  clinical  laboratory) 

-  That  the  application  be  not  granted. 

(2)  North  end  of  Lawton  Boulevard:  S  36 

(shopping  area) 

-  That  the  application  be  not  granted. 
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(3)  West  Side  of  Deer  Park  Crescent: 

(to  permit  Zone  5  apartments) 

-  That  the  application  be  not  granted. 

S  33,  34 

(4)  East  end  of  Pleasant  Boulevard,  North  Side: 
(To  C.l  V.2  for  office  building) 

-  That  the  application  be  not  granted,  but 
that  the  area  be  designated  to  C.1A  L.4 
(deferred  zoning  -  see  recommendations 
under  10  above) „ 

S  23 

(5)  6-18  Lynwood  Avenue: 

(to  permit  Zone  4  apartments) 

-  That  the  application  be  not  granted. 

S  56 

(6)  1357  Bathurst  Street: 

(to  permit  commercial  use) 

-  That  until  such  time  as  a  land  assembly 
scheme  is  submitted,  a  rezoning  of  this 
area  should  not  be  granted. 

S  69,  70 

(7)  N/E  Corner  Bathurst  Street  and  Davenport 

Road: 

(to  permit  service  station) 

-  That  the  application  be  approved. 

S  64 

(8)  588  Avenue  Road: 

(to  permit  apartments  with  floor  area 
of  3.0  times  the  area  of  the  lot) 

-  That  the  application  be  not  granted. 

S  39 

(9)  Walker  Avenue: 

(Rezoning  to  R.4A) 

-  That  a  special  clause  be  applied  in 
certain  areas,  but  that  the  R.4A 
designation  be  not  granted. 

S  47,  48 

(10)  383  Spadina  Road: 

44  &  46  Montclair  Avenue 

(to  C.l  V.l  for  hardware  store  and 

apartment) 

-  That  the  application  be  not  granted. 

S  39 

(11)  14  Wocdlawn  Avenue  West: 

(C.l  V.l  to  permit  church  extension) 

-  That  the  application  be  deferred  sine  die 
at  the  applicant's  request. 

S  47 

(12)  160  Balmoral  Avenue: 

(to  permit  retail  store  in  apartment) 

-  That  the  application  be  not  granted. 

S  57 
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(13)  314  St.  Clair  Avenue  West: 

(to  permit  prescription  dispensary) 

-  That  the  application  be  not  granted. 

12.  St.  Clair-Yonge  Shopping  Centre 
It  is  recommended: 

(a)  That  the  City  accept  in  principle  the  four- 
stage  comprehensive  plan  outlined  in  the 
text  for  the  expansion  of  the  St.  Clair- 
Yonge  Shopping  Centre,  as  illustrated  by 
Figure  17  of  the  Appraisal.  It  is  further 
recommended  that  the  City  authorize  the 
Planning  Board  to  prepare  a  more  detailed 
scheme  in  consultation  with  the  Parking 
Authority,  City  Works  Department,  T.T.C., 
and  local  interests,  including  local  busine 
men's  and  ratepayers'  associations. 

(b)  That  the  City  and  Parking  Authority  of  Toronto  A  77  &  80 
purchase  the  lands  required  for  the  parking 

area,  and  close  Alvin  Avenue,  as  indicated  on 
Figure  15  of  the  Appraisal,  as  soon  as 
possible,  the  lands  to  be  used  for  surface 
parking  as  required  by  Stage  1  of  the  plan. 

(c)  That  upon  completion  of  a  detailed  scheme  the  A  80 
City  invite  tenders  for  the  construction  of 

the  Centre,  Stage  2,  or  Stages  2  and  3 
combined,  under  suitable  terms  and  conditions. 

13.  Avenue  Road  Shopping  Centre 

It  is  recommended  that  the  plan  proposed  by  the 
Merchants'  Association  be  not  accepted,  and 
that  if  revised  proposals  are  submitted,  that 
the  principles  and  plan  proposed  in  the  Appraisal 
be  adhered  to. 

14.  Appearance  of  the  District 

It  is  recommended  that  certain  general  measures  S  12 

be  taken  to  improve  the  appearance  and  attractive¬ 
ness  of  the  planning  district,  including: 

-  The  removal  of  poles  and  wires  in  the  St.  A  29  &  30 

Clair-Yonge  Centre  and  other  measures  to 
improve  the  appearance  of  the  Centre; 


A  113 
&  116 
S  62 
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S  20,  21 
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-  The  maintenance  of  forest  trees  on  the 
streets  in  the  residential  sections  and 
their  replacement,  as  a  matter  of  policy, 
with  similar  large  shade  trees; 


A  29  &  30  Cttee  P  6c  E 
Cr  PR 


-  Improved  regulations  for  signs  in  commer¬ 
cial  areas. 


Cttee  B  6c  D 
Cr  Pig,  Cr  BD 
C  Solr 


It  is  recommended  that  the  City  renew  its 
attempt  to  secure  legislation  permitting  the 
exercise  of  architectural  control. 


S  12 


Cttee  on 
Legislation 
C  Solr 


CONCLUSION: 

The  studies  and  final  recommendations  put  forward  in  the  Appraisal, 
Supplementary  Report,  and  related  documents  have  been  some  two  years  in  the 
making,  and  have  gone  through  an  extensive  period  of  public  discussion  and 
revaluation  before  being  adopted  by  the  Planning  Board. 

The  proposals  will  now  be  considered  by  City  Council,  which  has  the  final 
responsibility  to  say  what  the  Plan  for  Deer  Park  shall  be,  subject  only  to 
the  approval  of  Provincial  Authorities  in  some  cases. 

The  plan  presented  for  their  consideration  is  a  comprehensive  scheme  of 
many  interlocking  parts,  and  should  be  considered  in  this  light.  While  the 
right  and  responsibility  of  Council  to  adopt  a  plan  which  is  satisfactory  to 
them  is  fully  recognized,  together  with  the  fact  that  such  plan  may  be 
different  from  that  recommended  here,  the  Planning  Board  hopes  that  drastic 
alterations  will  not  be  made,  nor  key  proposals  abandoned,  so  as  to  produce 
an  overall  plan  that  is  not  comprehensive,  or  out  of  balance  with  its  stated 
objective,  or  unlikely  to  produce  the  stability  and  confidence  that  the 
citizens  of  the  area  have  so  forcefully  demanded. 

The  process  of  public  discussion  and  review  has  uncovered  many  points 
of  controversy,  and  produced  modifications  which,  it  is  hoped,  provide 
solutions  for  the  majority  of  them.  No  plan,  however,  can  be  expected  to 
satisfy  everyone;  a  plan  which  did  so  could  not  serve  the  larger  public  good. 
The  Planning  Board  believes  that  the  proposals  it  now  submits,  in  the  light 
of  that  larger  public  good,  provide  the  best  possible  plan  for  the  future  of 
the  Deer  Park  Planning  District. 
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INTRODUCTION 


This  Appendix  presents  a  brief  summary  of  the  comments  made  at  the 
public  meetings  and  of  the  submissions  received  since  the  publication  of 
the  Appraisal. 

The  summaries  are  grouped,  insofar  as  is  possible,  according  to  the 
Chapter  headings  and  sub-headings  of  the  original  Appraisal.  This 
Appendix  is  therefore  divided  into  the  following  main  sections: 


Section  Page 

I  Submissions  and  Comments  of  a  General  Nature  4. 

II  Roads,  Parks  and  Schools  3. 

III  Area  1  :  The  St.  Clair-Yonge  Centre  14. 

IV  Area  2  :  Oriole-North  Kill  22. 

V  Area  3  :  Woodlawn-Summerhill  35. 

VI  Area  4  :  Ardwold  Gate-South  Hill  41. 

VII  Area  5  :  Davenport  Road  47. 

VIII  Area  6  :  Casa  Loma -Wells  Hill  49. 


Under  each  heading  and  sub-heading  in  the  above  sections  only  those 
portions  of  the  comments  or  submissions  relevant  to  the  particular  heading 
are  summarized.  This  has  the  advantage  of  grouping  all  relevant  comments 
(and  only  relevant  comments)  in  one  place  for  each  subject;  it  has  the 
disadvantage,  especially  for  come  of  the  larger  submissions,  of  breaking  up 
the  whole  of  the  argument  presented  into  a  number  of  individual  extracts 
presented  here  and  there  throughout  the  Appendix.  However,  all  submissions 
have  been  reproduced  in  their  entirety  in  a  separate  book,  and  it  is 

recommended  that  Members  of  the  Planning  Board  and  of  City  Council  make 

reference  to  the  full  submissions  as  well  as  to  this  summary.  In  this 
Appendix  each  reference  to  a  written  submission  gives  the  name  and  number 
under  which  the  full  submission  will  be  found  in  the  separate  publication. 

Summaries  of  comments  or  submissions  are  repeated  in  this  Appendix  as 
often  as  necessary  in  cases  where  the  comments  are  relevant  to  more  than  one 
area  or  subject. 

Formal  zoning  applications  filed  with  the  City  Clerk  are  also  treated 
as  submissions  in  this  Appendix. 

Comments  made  at  the  discussion  groups  are  listed  with  the  number  of  the 
group  at  which  the  comment  was  made.  Unless  otherwise  stated  the  comments 
are  individual  ones,  and  not  necessarily  the  opinions  of  the  group  as  a 

whole.  Special  note  is  made  where  the  same  opinion  was  expressed  by  more 
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than  one  person  and  where  a  motion  was  put  to  the  group  and  a  vote  taken. 
The  map  on  the  following  page  indicates  the  approximate  areas  from  which 
each  of  the  discussion  groups  drew  its  attendance. 
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APPENDIX  I 

SECTION  I  :  COMMENTS  AND  SUBMISSIONS  OF  A  GENERAL  NATURE 


A  number  of  the  comments  and  submissions  raised  general  questions 
related  to  principles  of  zoning  and  planning,  enforcement  of  by-laws, 
suggested  general  changes  in  the  Zoning  By-law  and  other  matters  which 
could  not  be  classified  under  the  chapters  and  headings  used  in  the 
Appraisal.  A  summary  of  such  submissions  is  given  in  this  section,  which 
also  includes  miscellaneous  comments  and  suggestions  not  otherwise  classi¬ 
fiable. 

GENERAL  PRINCIPLES  OF  PLANNING  AND  ZONING 

DISCUSSION  GROUP  1-d:  Planners  should  give  their  attention  to  the  older 
areas  in  need  of  redevelopment  and  leave  good  areas  alone. 

NORTH  HILL  DISTRICT  ASSOCIATION  (NO.  44):  It  should  be  recognized  as  a 
principle  that  in  matters  of  residential  zoning  there  is  a  conflict  of 
interest  between  the  owner  who  wishes  to  sell  and  private  residents  who 
wish  to  remain.  The  principle  is  that  any  residents  remaining  are 
entitled  to  the  continued  protection  of  the  amenities  and  that  their 
interest  should  prevail  rather  than  those  of  the  departing  vendor.  Other¬ 
wise  the  confidence  of  the  residents  will  be  undermined  and  deterioration 
of  the  area  will  begin. 

PROCEDURES,  BY-LAW  ENFORCEMENT,  AND  SIMILAR  MATTERS 

DISCUSSION  GROUP  2B-c:  The  public  meetings  are  called  to  convince  the 
residents  of  the  Planning  Board's  views. 

DISCUSSION  GROUP  2A-c:  The  principle  of  stability  should  be  recognized  and 
adhered  to  by  both  legislators  and  administrators.  The  tendency  to  give 
in  to  pressure  groups  is  not  the  proper  way  to  run  Toronto. 

DISCUSSION  GROUP  2B-c:  There  is  no  way  to  ensure  that  Planning  Board 
recommendations  will  be  endorsed  by  Council  or  the  Ontario  Municipal  Board, 
where  undesirable  changes  have  been  made  in  the  past  to  otherwise  acceptable 
proposals.  (2  comments). 

DISCUSSION  GROUP  2B-b:  The  plan  will  not  offer  protection  even  if  approved 
and  passed  by  the  Ontario  Municipal  Board.  The  Imperial  Oil  Building  is 
an  example. 

DISCUSSION  GROUP  4-a:  The  enforcement  of  the  Zoning  By-law  has  not  been 
effective. 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  value  of  the  Appraisal  will 
be  lost  unless  the  zoning  is  maintained  and  the  area  stabilized.  The 
Association's  plea  is  for  strenuous  resistance  to  future  applications  for 
spot  rezoning.  Deer  Park  needs  a  plan  which  will  effectively  stem  the 
tide  of  applications  for  special  consideration.  If  the  plan  is  strong  and 
clear  the  deterioration  of  the  district  can  be  prevented,  but  if  the  plan 
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is  weak  speculators  will  again  apply  for  special  consideration  to  the 
detriment  of  the  area  as  a  whole. 

MRS.  NORDHEIMER  (NO.  43):  It  is  difficult  to  change  proposals  once  they 
are  in  print  and  widely  distributed,  even  though  the  intention  of  the 
Planning  Board  is  merely  to  put  them  forward  for  discussion. 

DR.  HARRIS  (NO.  25):  An  effect  of  permitting  apartments  adjacent  to  resi¬ 
dential  areas  is  the  development  of  pressure  from  commercial  interests  to 
develop  more  apartments  in  adjoining  areas.  Although  the  zoning  protects 
against  these  pressures,  there  is  apprehension  that  persistent  and  powerful 
pressure  will  result  in  changes  in  the  zoning. 

DISCUSSION  GROUP  3-c:  Residents  have  no  faith  in  the  preservation  of 
residential  areas  by  Council  or  the  planning  authorities.  Past  history 
discourages  investment  in  old  established  residential  areas. 

DISCUSSION  GROUP  1-a:  The  City  does  not  have  the  right  to  expropriate  land 
for  parking  and  sell  or  lease  these  for  private  commercial  development.  (2 
comments) . 

MR.  JAMES  (NO.  28):  Taxes  should  not  be  used  to  reduce  parking  expenses 
and  expropriation  should  only  be  used  if  the  benefit  is  unquestionably  that 
to  the  public  at  large,  and  then  only  if  no  alternative  would  accomplish 
the  same  objective. 

The  Yonge  Street  Widening  By-law  was  passed  in  1949  and  owners  who 
have  kept  faith  with  this  By-law  by  building  in  accordance  with  it  will 
receive  no  compensation  if  Yonge  Street  is  nol:  widened. 

PROVISIONS  IN  THE  ZONING  BY-LAW 

DISCUSSION  GROUP  3-c:  The  By-law  is  poorly  arranged;  apartments  should  be 
excluded  from  more  of  the  residential  district. 

DISCUSSION  GROUP  2B-c:  An  R.4  district,  in  which  Y.M.C.A. ,  Y.W.C.A.  and 
private  clubs  are  permitted,  should  also  permit  professional  offices. 

MR.  STEELE  (NO.  64):  A  bonus  zoning  plan  should  be  developed  to  encourage 
redevelopment  by  whole  blocks  at  a  time.  To  qualify  for  bonus  zoning  the 
plan  would  be  required  to  blend  with  surrounding  blocks  and  such  measures 
as  extra  set-backs,  open  space,  other  street  improvements  and  progressive 
redevelopment  would  be  required.  An  acceptable  scheme  would  be  granted 
Zone  4  density  in  Zone  3  areas  and  Zone  5  density  in  Zone  4  areas. 

CASA  LOMA-WELLS  HILL  ASSOCIATION  -  SUPPLEMENTARY  SUBMISSION  (NO.  9):  The 
Association  submits  a  revised  version  of  regulations  pertaining  to  R.2 
districts.  The  main  changes  from  the  present  regulations  are  as  follows: 
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-  To  include  a  more  detailed  definition  of  "a  flat",  with  the  intent 
of  making  it  more  self-contained. 

-  Writers,  lawyers  and  agents  as  well  as  physicians  and  dentists  (as 
at  present)  should  be  permitted  to  use  a  private  dwelling  as  an 
office,  but  only  if  the  user  is  the  registered  owner,  and  only  if 
no  goods  are  handled  on  the  property.  Such  uses  should  be  per¬ 
mitted  small  signs  indicating  the  name  and  profession  of  the  owner. 

-  In  the  case  of  converting  a  dwelling  into  a  boarding  house,  certain 
conditions  should  apply:  the  owner  of  the  dwelling  should  have  his 
permanent  residence  therein;  no  sharing  of  rooms  by  unrelated 
persons;  no  signs  visible  from  the  exterior;  additional  sanitary 
facilities  for  owners'  quarters;  owner  responsible  for  good 
appearance,  cleaning,  snow  and  ice  removal,  garbage  disposal, 
maintenance  of  windows,  walls,  etc.,  "with  due  regard  for  the 
neighbourhood  and  neighbours";  parking  for  each  private  car  owner 
in  the  dwelling;  tenants  not  permitted  to  entertain  in  rooms; 
owner  personally  responsible  for  orderly  conduct;  families  with 
children  to  only  occupy  self-contained  flats. 

SOUTH  HILL  DISTRICT  ASSOCIATION  (NO.  62):  Town  houses  are  suitable  for 
R.1F  areas  but  a  method  of  handling  the  garage  space  should  be  worked  out. 
Lanes  along  the  rear  property  lines  of  town  houses  dtould  not  be  permitted, 
nor  should  garages  facing  to  the  rear. 

DISCUSSION  GROUP  2B-b:  The  parking  requirements  for  apartment  buildings 
are  not  sufficient  to  eliminate  on-street  parking. 

DISCUSSION  GROUP  2A-a:  Parking  areas  provided  within  apartment  buildings 
should  not  be  counted  as  part  of  the  gross  floor  space.  This  already 
applies  to  office  buildings  in  a  C.1A  district. 

DISCUSSION  GROUP  3-d:  Boarding  house  signs  should  not  be  permitted  in  R.2 
districts. 

DISCUSSION  GROUP  3-suppl:  The  By-law  should  require  institutions  to  provide 
parking  for  their  employees. 

MISCELLANEOUS  COMMENTS  AND  SUGGESTIONS 

DISCUSSION  GROUP  2B-a:  Apartment  tenants  should  be  required  to  rent  the 
parking  spaces  available  to  them  regardless  of  personal  need. 

DISCUSSION  GROUP  2A-d:  Some  means  should  be  found  of  providing  parking 
facilities  for  dwellings  which  do  not  have  them. 

DISCUSSION  GROUP  6-d:  Russell  Hill  Drive,  an  unpaved  lane,  is  used  as  a 
thoroughfare  and  should  be  paved. 
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DISCUSSION  GROUP  2A-d:  The  City  should  provide  a  sidewalk  on  the  west  side 
of  Lascelles  Boulevard. 

DISCUSSION  GROUP  6-c:  Excessive  taxes  are  causing  poor  maintenance  and 
deterioration.  (3  comments). 
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SECTION  II  :  ROADS,  PARKS  AND  SCHOOLS 


EXPRESSWAYS 

B.C.D.  ASSOCIATION  (NO.  7):  The  Association  is  concerned  about  the 
proposals  for  the  Spadina  and  Crosstown  Expressways  and  the  St.  George 
Street  Extension.  It  appears  to  be  premature  to  express  all  views  on 
this  matter  since  the  programme  is  so  far  in  the  future. 

RATHNELLY  AREA  ASSOCIATION  (NO. 55):  The  Spadina  Expressway  should  not  run 
through  the  Nordheimer  Ravine  but  continue  north  on  Spadina  Avenue. 

MR.  STEELE  (NO.  64):  The  Spadina  Expressway  should  be  re-routed  south  of 
Eglinton  Avenue  to  join  up  with  Christie  and  Grace  Streets  and  not  go 
through  the  Deer  Park  District  at  all.  The  Crosstown  Expressway  should  be 
south  of  the  railway  on  Dupont  and  Roxborough  Streets,  connecting  with  the 
Don  Valley  via  the  Rosedale  Ravine. 

DISCUSSION  GROUP  6-e:  Putting  the  expressway  in  the  Nordheimer  Ravine  will 
use  up  valuable  parkland. 

DISCUSSION  GROUP  6-d:  Ravines  should  not  be  used  for  expressways;  an  open  - 
cut  subway  or  expressway  is  strongly  opposed. 

DISCUSSION  GROUP  6-c:  The  rapid  transit  and  expressway  should  not  be 
permitted  in  the  Nordheimer  Ravine. 

DISCUSSION  GROUP  4-d:  Expressways  should  not  be  in  ravines. 

DISCUSSION  GROUP  5-b:  The  uncertain  status  of  the  expressways  has  been  a 
handicap  to  property  owners  in  the  area. 

DISCUSSION  GROUP  5-a:  If  the  expressway  is  on  structure  it  will  interfere 
with  the  industries  in  the  area;  the  industrial  areas  will  have  no  direct 
access  to  the  expressway  and  it  will  not  be  of  much  use  to  them. 

DISCUSSION  GROUP  4-c:  A  motion  was  passed  endorsing  the  Planning  Board's 
proposals  that  the  Spadina  Expressway  should  be  built  in  a  tunnel  (23-0); 
a  motion  was  lost  to  endorse  the  expressway  north  of  the  tracks  (5-11). 

DISCUSSION  GROUP  4-d:  Expressways  should  be  built  in  ravines. 

A  ROAD  SYSTEM  PLAN  FOR  DEER  PARK 


Classification  of  Streets 


MR.  ARNOLDI  (NO.  3):  Gormley  Avenue  should  not  be  designated  a  collector 
street. 

Note:  No  other  submissions  or  comments  dealt  directly  with  the  classifica¬ 

tion  of  streets  as  arterial, collector  or  local  roads,  but  many  were  directed 
to  the  improvement  of  specific  conditions  and  to  specific  road  improvements 
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which  are  dealt  with  later  in  this  section  and  in  the  sections  on  the  Plan 
in  Detail. 

SPECIFIC  ROAD  IMPROVEMENTS 


Yonge-St.  Clair  Loop  and  Yonge  Street  Widening 

(Note:  In  addition  to  the  comments  here,  see  also  those  listed  under  Area 

1,  Yonge-St.  Clair  Centre, and  a  later  section  of  this  Appendix). 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  Association  approves  the 
general  plan  for  traffic  movement  through  the  St.  Clair -Yonge  Centre  but 
consideration  should  be  given  to: 

-  extending  the  entrance  to  the  loop  further  south  to  Jackes 
Avenue; 

-  extending  the  exit  from  the  northbound  segment  of  the  loop 
further  north  to  Glen  Elm  Avenue  or  the  Cemetery. 

MR.  DAVIDSON,  CHAIRMAN,  BOARD  OF  EDUCATION  (NO.  15):  The  Board  is  concerned 
that  the  loop  road  should  not  be  constructed  too  close  to  the  new  Deer  Park 
School.  The  noise  problem  can  be  overcome,  but  the  sidewalk  should  remain 
where  it  is;  the  streets  should  be  widened  on  the  west  side  only. 

MR.  STEELE  (NO.  64):  The  loop  road  proposal  has  many  good  features  but  a 
better  alternative  would  be  to  widen  Yonge  Street  from  Shaftesbury  to  Heath 
Street  and  develop  a  "service  road"  on  the  line  of  the  Yonge  Street  Subway 
and  Alvin  Avenue  from  Shaftesbury  Avenue  to  Glen  Elm  Avenue. 

CANADIAN  BUSINESS  SERVICE  LTD.  (NO.  8):  The  loop  road  proposal  is  dangerous 
and  impractical. 

MR.  JAMES  (NO.  28):  Other  ways  of  improving  the  traffic  problems  stand  a 
better  chance  of  being  effective  than  the  proposed  loop  road.  Yonge  Street 
should  be  widened  to  keep  faith  with  owners  who  acted  in  accordance  with 
the  1949  Widening  By-law.  The  loop  scheme  may  be  a  costly  experiment  that 
will  not  result  in  the  general  benefits  claimed  for  it. 

MR.  PECKHAM  (NO.  50):  The  loop  road  proposal  is  not  good  planning;  it 
brings  heavy  traffic  in  front  of  the  School  and  fails  to  solve  the  traffic 
problem. 

DEER  PARK  DEVELOPMENT  AND  FINANCIAL  COMPANY  LTD.  (NO.  16):  The  proposed 
loop  road  would  only  temporarily  relieve  the  situation. 

DISCUSSION  GROUP  1-d:  The  traffic  situation  will  deteriorate  rather  than 
improve  because  of  the  delays  caused  by  the  detours.  The  loop  will  only 
move  traffic  from  Alvin  Avenue  to  Ferndale  Avenue.  The  loop  will  cause 
traffic  on  Alvin  Avenue  r.orf;b.  of  Heath  Street  to  increase. 
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The  loop  road  proposal  is  stupid.  Yonge  Street  should  be  widened  instead. 

DISCUSSION  GROUP  1-b:  The  loop  road  will  not  be  effective  because  of  the 
delay  at  St.  Clair  Avenue  and  the  conflict  with  streetcar  movements.  It  will 
also  be  ineffective  because  of  delays  at  Yonge  Street  intersections. 

DISCUSSION  GROUP  1-c,  an^  1-a:  There  will  be  serious  traffic  complications 
with  the  loop  road  and  T.T.C.  traffic;  it  will  cause  difficulties  with 
streetcar  and  bus  turns. 

DISCUSSION  GROUP  1-suppl:  Yonge  Street  should  be  widened  instead,  (2  comments) 
or  the  loop  road  should  be  put  on  the  crest  of  the  ravine  (3  comments). 

Another  alternative  is  that  a  road  should  be  put  down  the  ravine  so  tha  t 
traffic  north  on  Yonge  Street  could  go  down  Mount  Pleasant  Road. 

DISCUSSION  GROUP  3-c  and  3-d:  The  loop  road  proposal  is  unsatisfactory. 
Southbound  traffic  should  use  Avenue  Road  and  this  would  make  it  unnecessary 
to  make  changes  at  St.  Clair  Ave.  and  Yonge  Street.  The  loop  will  just  make- 
traffic  problems  worse  and  it  would  be  only  a  temporary  solution  to  the  problem. 

Alcorn-Birch  Improvements 

Submissions  on  these  proposals  are  given  under  the  section  of  this  Appendix 
dealing  with  Area  3  :  Woodlawn  -  Summerhill. 

Avenue  Road  Widening 


MR.  STEELE  (NO.  64):  Avenue  Road  should  be  widened  on  the  east  side,  between 
Balmoral  Avenue  and  St.  Clair  Avenue.  This  might  obviate  any  further  widening 
on  Avenue  Road  north  of  St.  Clair  Avenue,  but  if  widening  north  of  St.  Clair 
Avenue  is  necessary  it  should  be  done  on  the  east  side  to  preserve  the  large 
trees  on  the  west  side. 

There  should  be  a  one-way  traffic  plan  around  Upper  Canada  College. 

DISCUSSION  GROUPS  2A-e  and  2A-b:  Traffic  should  be  routed  one-way  anti¬ 
clockwise  around  Upper  Canada  College. 

Lawton  Boulevard 


DISCUSSION  GROUP  1-suppl:  Lawton  Boulevard  needs  improvement  to  handle  the 
apartment  traffic;  the  redesign  of  the  Lawton-Yonge-Heath  intersection 
shown  in  the  Appraisal  is  an  improvement  over  the  existing  situation. 

The  Appraisal  proposals  for  the  Heath-Lawton-Yonge  intersection  aggravate 
the  traffic  situation;  Lawton  Boulevard  should  be  closed  at  Yonge  Street  and 
Oriole  Gardens  should  be  extended  through  to  Yonge  Street. 

MR.  STEELE  (NO.  64):  The  Heath-Lawton-Yonge  intersection  should  be  simplified 
by  making  Lawton  Blvd.  one-way  southbound  south  of  Oriole  Gardens,  and  by 
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connecting  Lawton  through  to  Yonge  at  approximately  Lonsdale  Road. 

St.  George  Street  Extension 

B.C.D.  ASSOCIATION  (NO.  7):  The  Association  has  serious  reservations  about 
proposals  for  an  extension  of  St.  George  Street.  However,  emergency 
measures  are  needed  to  eliminate  the  hazard  to  the  pedestrian  at  Davenport 
Road  and  Dupont  Street. 

RATHNELLY  AREA  ASSOCIATION  (NO.  55):  A  definite  plan  should  be  worked  out 
to  improve  the  Poplar  Plains,  Davenport,  Dupont  and  Hacpherson  intersection 
complex. 

DISCUSSION  GROUP  4-c:  The  Davenport-Dupont  intersection  needs  improvement 
badly.  Extending  St.  George  Street  to  Macpherson  Avenue  would  help. 

The  residents  of  the  area  are  strongly  opposed  to  the  extension  of  St.  George 
Street  because  of  the  disruption  it  will  cause. 

OTHER  SPECIFIC  PROPOSALS  NOT  MENTIONED  IN  THE  APPRAISAL 

MRS.  KEIGHTLEY  (NO.  29):  To  reduce  traffic  on  Balmoral  Avenue,  Farnham  and 
Balmoral  Avenues  should  be  made  a  one-way  pair. 

B.C.D.  ASSOCIATION  (NO.  7):  Heavy  trucks  should  be  prohibited  on  Davenport 
Road  east  of  Bathurst  Street  to  the  railway. 

MR.  STEELE  (NO.  64):  St.  Clair  Avenue  should  be  widened  between  Yonge 
Street  and  Avoca  Avenue  and  the  subway  terminal  re-arranged  to  permit 
transfers  from  a  platform  at  the  centre  of  St.  Clair  Ave.  aimilar  to  Bloor 
Street. 

DISCUSSION  GROUP  5-b:  The  heavy  trucking  and  traffic  on  Spadina  Road  makes 
the  area  dangerous,  especially  for  children. 

CASA  LOMA -WELLS  HILL  ASSOCIATION  (NO.  9):  A  bridge  should  be  built  across 
Bathurst  Street  near  the  Hillcrest  Public  School  to  make  the  area  safer 
for  pedestrians,  especially  school  children. 

LOCAL  AND  DISTRICT  PARKS 

MRS.  NORDHEIMER  (NO.  43):  The  area  proposed  as  a  local  shopping  centre  at 
the  north  end  of  Lawton  Boulevard  should  be  made  a  small  park. 

DISCUSSION  GROUP  2A-d:  Washroom  facilities  should  be  approved  in  Oriole 
Park. 

DISCUSSION  GROUP  1-supp;:  The  parkette  (Lawton  Gore)  at  Lawton  and  Yonge 
should  be  removed;  this  will  be  necessary  to  improve  the  intersection. 

/... 


-  O  '  •- 


a  * 


j  .u>:: 


i 


T  f 


: 


'  n 


j  • : 


4  £  p 


3  r. 


■  ;1>1 


>  -  > 


i-. 


i 


■ 


Page  12. 


DISCUSSION  GROUP  3-c:  The  Rosehill  Reservoir  should  be  preserved  as  it  is 
now. 

MR.  SCROGGIE  (NO.  61):  Local  residents  and  others  object  to  the  plan  to 
cover  over  the  Rosehill  Reservoir.  Something  should  be  done  to  permit 
residents  to  use  the  footpath  at  the  top  of  the  embankment  and  enjoy  the 
view  of  the  small  lake.  The  water  has  a  desirable  cooling  effect  on  the 
surrounding  area.  The  reservoir  is  the  only  open  body  of  water  in  the 
City  and  it  should  not  be  covered  over  at  great  cost  for  no  apparent  reason. 
(Submission  addressed  to  Mr.  F.G.  Gardiner,  Chairman,  Municipality  of 
Metropolitan  Toronto). 

DISCUSSION  GROUP  5-a:  Cawthra  Playground  should  be  retained  even  if  it  is 
no  longer  used  as  a  children' s  playground. 

PRESERVATION  OF  RAVINE  LANDS 

DISCUSSION  GROUP  NO.  4-c:  A  motion  was  passed  endorsing  the  proposals  for 
the  development  of  the  parklands  (19-0). 

DISCUSSION  GROUP  6-d:  The  ravine  should  be  developed  as  parkland;  the 
Nordheimer  Ravine  should  be  preserved;  east  of  Spadina  Road  the  ravine 
is  a  valuable  asset. 

DISCUSSION  GROUP  6-c:  The  ravines  should  be  preserved. 

DISCUSSION  GROUP  4-c:  Development  of  the  ravines  will  increase  the  number 
of  hooligans  in  them  and  result  in  increased  malicious  damage. 

DISCUSSION  GROUP  6-b:  The  Nordheimer  Ravine  west  of  Spadina  Road  is  unsuited 
as  a  children' s  play  area  and  is  a  logical  location  for  the  Expressway. 

SCHOOL  BUILDINGS  AND  PLAYGROUNDS 


Hillcrest  School 


CASA  LOMA-WELLS  HILL  ASSOCIATION  (NO.  9):  The  remaining  houses  in  the  block 
where  Hillcrest  Public  School  is  located  should  be  expropriated  for  the 
school.  A  bridge  should  be  built  across  Bathurst  Street  for  the  school 
children. 

DISCUSSION  GROUP  5-b:  The  heavy  trucking  and  traffic  on  Spadina  Road  makes 
the  area  dangerous,  especially  for  children. 

Deer  Park  School 


DISCUSSION  GROUP  1-d:  The  extension  of  the  school  grounds  and  development 
of  a  path  to  Heath  Street  have  ruined  the  residential  character  of  Heath 
Street;  access  to  the  school  is  unsafe  now  because  of  traffic  and  the 
loop  road  will  worsen  the  situation. 
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MR.  PECKHAM  (NO.  50):  The  proposed  loop  road  will  raise  the  accident  rate 
and  no  safety  measures  or  education  will  protect  the  children.  The  noise 
of  traffic  will  lower  the  pupils'  attention.  The  reconstruction  of  the 
residential  area  near  the  school  for  offices  and  apartments  will  deprive 
the  school  of  local  pupils. 

CANADIAN  BUSINESS  SERVICE  LTD.  (NO.  8):  It  is  dangerous  to  put  a  major 
thoroughfare  close  to  a  new  school;  there  will  be  no  pupils  to  attend  the 
school  because  the  proposed  apartments  will  not  permit  school-age  children. 

MR.  DAVIDSON,  CHAIRMAN,  BOARD  OF  EDUCATION  (NO.  15):  The  Board  is  concerned 
that  the  loop  road  should  not  be  constructed  too  close  to  the  new  school, 
which  is  located  where  it  is  because  of  soil  conditions  and  by  reason  of 
the  shape  of  the  school  site.  The  noise  problem  can  be  overcome  but  the 
sidewalk  should  remain  where  it  is  and  trees  should  be  undisturbed  and  the 
school  kept  as  far  as  possible  from  the  noise,  fumes  and  dust.  For  these 
reasons  the  street  should  be  widened  on  the  west  side  only. 
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SECTION  III  -  AREA  1  :  THE  ST.  CLAIR -YONGE  CENTRE 


Note: 

In  the  summary  of  submissions  and  discussion  for  other  parts  of  the  Deer 
Park  Planning  District  the  comments  have  been  grouped  under  the  headings 
and  sub-headings  used  in  the  text  of  the  Appraisal.  In  the  St.  Clair- 
Yonge  Centre  however,  it  has  proved  difficult  to  follow  this  plan.  For 
this  area,  therefore,  it  is  felt  that  a  better  understanding  of  the 
submissions  will  be  gained  by  a  straightforward  presentation  of  each 
submission. 

A  number  of  enquiries  have  been  received  from  individuals  and  companies 
interested  in  developing  the  shopping  centre  along  the  lines  proposed. 
These  have  not  been  presented  as  submissions  in  this  report;  a  separate 
file  of  such  enquiries  is  kept  in  the  Planning  Board  Office  and 
notification  will  be  sent  to  all  such  persons  from  time  to  time  as  may 
be  appropriate. 


DEER  PARK  RESIDENTS  ASSOCIATION  (NO.  17):  The  Yonge  Street  loop  is  the 
most  important  of  the  proposals  for  this  area.  It  is  important  to  retain 
Yonge  Street  and  St.  Clair  Avenue  as  main  arteries  and  facilitate  the 
handling  of  present  and  estimated  traffic  to  and  from  the  area  and  avoid 
the  use  of  residential  streets  adjacent  to  the  intersection.  The 
Association  approves  the  general  plan  for  the  traffic  movement  through  the 
St.  Clair-Yonge  Centre  but  consideration  should  be  given  to: 

-  Extending  the  entrance  to  the  loop  further  south  to  Jackes  Avenue. 

-  Extending  the  exit  from  the  northbound  segment  of  the  loop  further 
north. 

The  Association's  proposals  for  the  complicated  intersection  at 
Lawton,  Yonge  and  Heath  (indicated  in  an  attached  diagram)  would  provide 
a  better  solution  than  those  in  the  Appraisal. 

With  regard  to  the  shopping  area,  the  Executive  has  held  joint 
meetings  of  its  Sub-Committee  with  a  Sub-Committee  of  the  Yonge-St.  Clair 
Businessmen's  Association.  General  agreement  has  been  reached  on  all 
aspects.  The  shopping  area  should  not  extend  beyond  its  proposed  limits 
and  there  should  be  no  further  extension  of  commercialism  into  residential 
areas.  For  this  reason  the  proposed  shopping  area  with  adjacent  parking 
is  satisfactory  but  the  Association  supports  the  request  of  the  Yonge- 
St.  Clair  Businessmen's  Association  that  the  densities  permitted  on  Yonge 
Street  frontages  be  maintained  as  at  present.  The  area  west  of  the  western 
Yonge  Street  frontages  between  Heath  and  Delisle  should  be  adequately 
protected  and  the  proposed  C.1S  boundary  should  be  the  easterly  boundary 
of  the  Parking  Authority' s  lot  between  Heath  and  Delisle. 

The  proposed  C.1A  office  areas  are  satisfactory. 
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Apartment  areas  adjacent  to  the  ravine,  if  such  areas  are  necessary, 
are  the  most  suitable  ones  for  this  purpose,  but  the  Association  is 
opposed  to  further  high  density  apartment  development  in  other  areas  of 
Deer  Park. 

GROUP  1-b:-  Firm  decisions  on  the  loop  road  and  a  firm  expropriation  date 
should  be  announced  so  that  residents  can  plan  for  the  future. 

MR.  STEELE  (NO.  64):  The  Heath-Lawton-Yonge  intersection  should  be 
simplified  by  making  Lawton  one-way  southbound  south  of  Oriole  Gardens, 
and  by  connecting  Lawton  through  to  Yonge  at  approximately  Lonsdale  Road. 

The  Loop  Road  Proposal  has  many  good  features  but  will  harm  the 
Deer  Park  School,  complicate  the  Heath-Lawton-Yonge  intersection  and 
discourage  new  building  on  Yonge  between  Heath  Street  and  Rosehill.  (The 
submission  includes  a  map  showing  an  alternative  proposal  which  combines 
the  widening  of  Yonge  Street  from  Shaftesbury  to  Heath  with  the  develop¬ 
ment  of  a  "service  road"  on  the  line  of  the  Subway  and  Alvin  Avenue,  from 
Shaftesbury  to  Glen  Elm  Avenue.  Detailed  explanations  are  given  in  the 
submission) . 

St.  Clair  Avenue  should  be  widened  between  Yonge  Street  and  Avoca 
Avenue,  and  the  subway  terminal  re-arranged  to  permit  transfers  from  a 
platform  at  the  centre  of  St.  Clair,  similar  to  Bloor  Street.  The 
widening  of  Yonge  Street  should  be  carried  out  in  accordance  with  the 
Widening  By-law  between  Davenport  Road  and  Heath  Street,  to  keep  faith 
with  those  who  have  built  in  accordance  with  the  By-law  and  to  make  the 
street  desirable  for  new  buildings. 

Ferndale  Avenue  should  remain  a  comparatively  quiet  street  because 
of  the  school,  but  it  should  be  extended  to  Heath  Street  for  pedestrians 
and  residential  service  traffic  to  the  apartment  areas.  The  west  half 
of  the  block  from  Alvin  to  Ferndale  should  be  reserved  for  parking  and 
the  east  half  rezoned  for  commercial  purposes  with  a  special  provision 
requiring  them  to  have  access  from  the  Alvin  Avenue  parking  area  and  not 
from  Ferndale. 

The  parking  lot  between  Heath  and  Delisle  should  be  enlarged  on 
Heath  Street  and  a  new  parking  lot  established  on  the  south  side  of  Delisle 
opposite  the  existing  one,  with  pedestrian  access  to  St.  Clair  Avenue. 

The  existing  parking  lots  should  be  restricted  to  this  use  and  not  per¬ 
mitted  to  become  sites  for  offices  or  apartment  buildings. 

On  the  west  side  of  Yonge,  service  lanes  for  delivery  trucks  should 
be  provided  at  the  rear  of  the  commercial  buildings. 

MR.  DAVIDSON,  CHAIRMAN,  BOARD  OF  EDUCATION  (NO.  15):  The  Board  is 
concerned  that  the  loop  road  should  not  be  constructed  too  close  to  the 
new  Deer  Park  School.  The  school  is  located  where  it  is  because  of  soil 
conditions  and  by  reason  of  the  shape  of  the  school  site.  The  noise 
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problem  can  be  overcome  but  the  sidewalk  should  remain  where  it  is  and 
trees  should  be  undisturbed  and  the  school  kept  as  far  as  possible  from 
the  noise,  fumes  and  dust.  For  these  reasons  the  street  should  be 
widened  on  the  west  side  only. 

CANADIAN  BUSINESS  SERVICE  LIMITED  (NO.  8):  The  loop  road  proposal  is 
impractical  because: 

-  It  is  dangerous  to  put  a  major  thoroughfare  close  to  a  new 
school. 

-  There  will  be  no  pupils  to  attend  the  school  because  the 
proposed  apartments  will  not  permit  school-aged  children. 

-  The  shopping  centre  has  no  frontage  on  the  thoroughfare  and 
it  is  doubtful  if  shops  would  locate  where  motor  traffic 
cannot  drive  past. 

-  The  proposal  to  sell  or  lease  the  land  on  the  west  side  of 
Alvin  which  was  expropriated  for  public  parking  is  a  breach 
of  faith. 

-  The  loop  involves  four  right-angle  turns  and  traffic  will  have 
to  cross  a  major  thoroughfare.  Its  speed  cannot  be  normal. 

The  Company  purchased  No.  25  Alvin  Avenue  in  the  expectation  of 
erecting  an  office  building  as  the  Yonge-St.  Clair  Centre  grew.  However, 
the  property  was  expropriated.  The  proposal  takes  from  the  original 
owners  the  right  to  profit  from  the  development  of  the  Centre. 

The  original  plan  to  widen  Yonge  Street  should  be  adhered  to.  The 
best  way  of  eliminating  the  bottleneck  at  Yonge  and  St.  Clair  would  be 
to  eliminate  the  streetcar  loop.  The  traffic  jam  on  Alvin  Avenue  could 
be  eliminated  by  locating  the  parking  lot  booth  further  away  from  the 
street.  Alvin  Avenue  could  be  widened  and  opened  up  west  of  the  post 
office  to  join  Yonge  Street  in  an  easy  curve. 

Additional  parking  should  be  provided  by  a  structure  on  the  present 
Alvin  Avenue  lot.  Additional  shopping  could  be  made  available  by  zoning 
the  area  bounded  by  Alvin,  Heath,  Ferndale  and  St.  Clair  as  commercial 
and  allowing  it  to  be  developed  by  private  builders. 

The  proposed  scheme  is  undemocratic  and  unfair  and  the  results  are 
of  dubious  merit. 

MR.  JAMES  (NO.  28):  Other  ways  of  improving  the  traffic  problems  stand 
a  better  chance  of  being  effective  than  the  proposed  loop  which  will  have 
a  bad  effect  on  the  west  side  of  Yonge  Street,  especially  below  St.  Clair. 

The  west  side  of  Yonge  Street  will  suffer  as  a  result  of  the  one-way 
street  and  the  shopping  mall;  this  is  supported  by  views  of  shopkeepers 
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on  the  west  side,  who  wish  to  see  the  street  widened.  New  shopping 
centres  bring  higher  rentals  in  the  centre,  but  lower  rentals  in  adjoining 
areas.  This  will  result  in  neglect  of  shops  away  from  the  centre. 

The  proposed  development  at  Davisville  should  be  taken  into 
consideration  because  it  raises  questions  about  the  possible  success  of 
the  loop  and  shopping  centre  at  St.  Clair-Yonge. 

If  additional  parking  is  needed  in  the  north-west  quadrant,  parking 
structures  should  be  used.  The  lots  are  not  used  to  capacity  except 
near  the  end  of  each  week  and  this  limited  need  does  not  justify  the 
extension  of  parking  space.  Rather  than  remove  houses  on  Ferndale  and 
Alvin,  they  might  be  allowed  to  rent  space  there.  Even  if  this  is  not 
acceded  to,  the  existing  owners  of  houses  on  Ferndale  and  Alvin  ought  to 
be  permitted  to  rent  parking  space  at  the  rear  until  the  time  of 
expropriation. 

Taxes  should  not  be  used  to  reduce  parking  expenses  and  expropriation 
should  only  be  used  if  the  benefit  is  unquestionably  to  the  public  at 
large  and  then  only  if  no  alternative  would  accomplish  the  same  objective. 
Some  other  alternatives  include:  service  roads  east  of  Yonge;  improve¬ 
ment  of  streetcar  turns  at  the  Subway;  no  turns  at  the  Yonge  Street 
intersection;  pedestrian  operated  lights,  etc. 

If  Yonge  Street  is  not  widened,  what  compensation  will  there  be  for 
owners  who  acted  in  accordance  with  the  1949  Widening  By-law?  The  present 
plan  does  not  keep  faith  with  these  owners.  The  loop  scheme  may  be  a 
costly  experiment  that  will  not  result  in  the  general  benefits  claimed  by 
the  Appraisal. 

MR.  PECKHAM  (NO.  50):  Deer  Park  School  should  not  be  located  so  close 

to  the  proposed  loop  road  and  the  expanded  commercial  area.  The 
commercial  area  should  be  contained  within  its  present  limits  or  the 
school  should  be  turned  over  to  commercial  interest. 

The  proposed  loop  road  will  raise  the  accident  rate  and  no  safety 
measures  or  education  will  protect  the  children.  The  noise  of  traffic 
will  lower  the  pupils'  attention.  The  reconstruction  of  the  residential 
area  near  the  school  for  offices  and  apartments  will  deprive  the  school 
of  local  pupils.  The  proposal  to  bring  heavy  traffic  in  front  of  the 
school  fails  to  solve  the  traffic  problem  and  brings  children  from 
residential  areas  into  a  commercial  district  full  of  noise  and  hazards; 
this  is  not  good  planning. 

DISCUSSION  GROUP  1-d:  Traffic  at  Yonge  Street  and  Gerrard,  Eglinton, 

Bloor  and  College  is  as  bad  as  at  St.  Clair  and  these  should  receive 
equal  treatment.  The  traffic  situation  will  deteriorate  rather  than 
improve  because  of  the  delays  caused  by  the  detours.  There  is  no  parking 
problem  in  the  area  -  difficulties  are  caused  by  driver  resistance  to 
using  existing  facilities.  Parking  lots  should  be  decked  instead  if 
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more  space  is  needed.  Traffic  on  Alvin  Avenue  north  of  Heath  is  bound  to 
increase  because  of  the  possibility  of  reaching  Yonge  Street  via  Glen 
Elm  Avenue.  The  loop  road  in  effect  will  only  move  traffic  from  Alvin 
to  Ferndale  Avenue.  The  proposal  for  the  loop  road  is  stupid.  Yonge 

Street  should  be  widened  instead. 

DISCUSSION  GROUP  1-b:  The  loop  road  will  not  be  effective  because  of  the 
delays  at  St.  Clair  Avenue  and  the  conflict  with  T.T.C.  movements.  The 
loop  road  will  be  ineffective  because  of  delays  at  Yonge  Street  inter¬ 
sections. 

DISCUSSION  GROUP  1  -  suppl  *•  The  loop  road  will  increase  the  danger  for 
school  children. 

It  will  have  adverse  affects  for  the  library  at  St.  Clair  Avenue  and 
Alvin  Avenue.  Yonge  Street  should  be  widened  instead.  (2  comments) 

The  loop  road  should  be  on  the  crest  of  the  ravine.  (3  comments) 

Another  alternative  is  that  the  loop  road  should  follow  the  ravine 
so  that  traffic  could  go  down  Mount  Pleasant  Road. 

DISCUSSION  GROUP  1-c:  The  desire  to  solve  traffic  problems  at  Yonge- 
St.  Clair  may  create  problems  at  other  intersections.  There  will  be 
serious  traffic  complications  in  connection  with  the  loop  road  and  T.T.C. 
traffic  on  St.  Clair. 

DISCUSSION  GROUP  3-d:  The  Yonge-St.  Clair  loop  will  increase  danger  for 
school  children;  it  will  just  make  traffic  problems  worse;  it  would  be 
only  a  temporary  solution  to  the  problem,  and  in  ten  years  would  be  just 
as  bad. 

DISCUSSION  GROUP  3-c:  The  proposed  traffic  pattern  around  the  St.  Clair  - 
Yonge  intersection  is  unsatisfactory.  Southbound  traffic  should  use 
Avenue  Road  and  no  further  changes  would  be  necessary  at  St.  Clair-Yonge. 

DISCUSSION  GROUP  1-a:  The  loop  road  will  cause  difficulties  with  streetcar 
and  bus  turns. 

YONGE  AND  ST.  CLAIR  BUSINESS  ASSOCIATION  (NO.  70):  The  Executive  of  the 
Association  values  the  Appraisal  but  opposes  the  reduction  in  lot  coverage 
and  requests  no  reduction  in  the  presently  permitted  coverages  at  Yonge 
and  St.  Clair. 

UNITED  CIGAR  STORES  LTD.  (NO.  67):  The  Company  owns  the  property  at  the 
north-west  corner  of  Yonge  Street  and  St.  Clair  Avenue.  The  present 
building,  3  storeys,  was  erected  about  45  years  ago.  Rather  than  decrease 
the  permitted  uses  and  gross  floor  area,  the  present  zoning  of  C.l  V.3 
should  be  changed  to  C.l  V.4.  The  Appraisal  proposal  would  restrict  the 
natural  development  of  this  key  intersection,  whereas  C.l  V.4  would  permit 
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new  commercial  buildings  and  support  the  subway  system.  It  would  not  be 
proper  to  discriminate  between  this  location  and  the  Eglinton  and  Yonge 
district  (C.l  V.3)  or  Bloor  and  Yonge  (C.l  V.4).  The  Appraisal  is  wrong 
in  stating  that  the  Dominion  Government  Buildings  have  been  left  zoned 
C.l  V.3  because  the  buildings  are  not  subject  to  control  by  municipal  by¬ 
law;  the  Dominion  Government  conformed  with  the  present  zoning. 

CHARTERED  TRUST  COMPANY  (NO.  11):  The  Company  has  had  a  branch  office  at 
20  St.  Clair  Avenue  West  since  1953,  and  objects  to  the  proposed  change 
to  C.1S  L.3  Zone  4.  Additional  land  was  purchased  in  1959.  The  present 
zoning  is  C.l  V.3  and  the  purchase  price  paid  in  1959  reflects  the  zoning. 
The  land  was  acquired  with  a  view  to  the  eventual  erection  of  an  office 
building  for  the  Company's  use.  The  present  zoning  permits  a  building 
of  7  times  coverage  and  this  is  necessary  for  a  building  of  sufficient 
size  for  the  Company's  purposes. 

MUNICIPAL  PLANNING  CONSULTANTS  (NO.  39):  Any  change  in  the  present  zoning 
of  64  St.  Clair  Avenue  East  is  opposed,  specifically,  any  reduction  in 
the  maximum  permitted  gross  floor  area,  coverage,  or  uses  permitted.  The 
property  was  purchased  in  1959  for  the  purpose  of  erecting  a  commercial 
building  and  a  large  investment  was  made  on  the  understanding  that  the 
property  could  be  redeveloped  in  accordance  with  present  zoning.  The 
proposed  zoning  changes  would  make  it  impossible  to  use  the  property  for 
the  purpose  for  which  it  was  purchased.  The  land  use  map  in  the  Appraisal 
is  incorrect:  it  shows  this  building  as  "non-apartment  dwellings",  but 
at  the  date  of  the  survey  the  property  was  used  for  commercial  purposes. 

MR.  LITTLE  (NO.  33):  The  present  zoning  of  No.  62  St.  Clair  Avenue  East 
should  remain  unchanged,  because  the  proposed  change  would  restrict  the 
potential  redevelopment  of  the  property  as  now  permitted  by  the  Zoning 
By-law. 

MRS.  STREN,  AND  OTHERS  (NO.  66):  The  properties  at  1507-1511  Yonge  Street 
should  not  be  reduced  in  density  from  the  existing  C.l  V.2  to  C.1S  L.3. 

The  property  was  purchased  over  6  years  ago  on  the  understanding  that  a 
10  storey  building  on  half  the  lot  or  a  5  storey  building  on  the  entire 
lot  could  be  erected.  The  proposed  changes  would  depreciate  the  property. 

DEER  PARK  DEVELOPMENT  AND  FINANCIAL  COMPANY  (NO.  16):  The  Company  owns 
certain  properties  located  on  Yonge  Street  and  on  St.  Clair  Avenue  and 
objects  to  the  proposed  change  from  C.l  V.3  to  a  density  of  L.3.  The 
benefit  to  be  derived  from  the  loop  road  would  be  to  make  additional  lands 
available  for  dense  apartment  and  office  development,  but  as  it  is  proposed 
to  reduce  the  density  of  the  present  zone  the  proposal  is  inconsistent. 

The  new  buildings  on  the  south  side  of  St.  Clair  are  erected  at  V.3 
and  V.2  densities.  The  change  would  leave  these  buildings  as  an 
exemption  to  the  proposed  density  but  this  variation  in  density  along 
St.  Clair  seems  unnecessary.  The  proposed  difference  in  density,  L.3  on 
the  north  side  of  St.  Clair  and  L.4  on  the  south  side,  seems  to  have  no 
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reasonable  basis.  To  restrict  St.  Clair  Avenue,  a  wide  street,  to 
three  times  lot  coverage,  is  unnecessary.  The  restriction  will  not 
result  in  a  redevelopment  of  existing  buildings  adjacent  to  the  proposed 
shopping  centre  because  an  improved  development  would  be  uneconomic. 

The  proposed  office  area  between  Pleasant  Boulevard  and  Rosehill 
Avenue  is  zoned  unreasonably  low  when  compared  with  other  City  office 
locations. 

MR.  CHAMBERS  (NO.  10):  The  present  C.l  V.3  zoning  of  Nos.  1650  and 
1652  Yonge  Street  should  be  maintained.  From  1948,  provision  was  made 
to  permit  the  erection  of  an  8  storey  building  over  the  subway,  which 
goes  under  these  lands  on  an  easement.  The  extra  reinforcing  of  the 
subway  structure  would  be  a  total  loss  if  the  zoning  is  changed  to 
prevent  carrying  through  plans  for  erecting  an  office  five  or  more  storeys 
in  height.  The  Ontario  Municipal  Board  ordered  the  reclassification  of 
these  properties  to  C.l  V.3  on  January  20th,  1954. 

DISCUSSION  GROUP  1-a:  The  St.  Clair-Yonge  commercial  area  should  not  be 
reduced  in  density  from  V.3  to  L.3.  (7  comments).  The  proposed  reduction 
will  stifle  development.  The  proposed  commercial  development  at 
Davisville  Avenue  will  reduce  the  needs  for  the  St.  Clair-Yonge  area.  No 
need  for  new  office  areas  -  there  is  enough  margin  for  expansion  already. 

C.l  V.3  zoning  should  be  restricted  to  the  Federal  Building  alone. 

Alvin  and  Ferndale  Avenues  should  be  developed  for  commercial  use 
instead  of  the  proposed  shopping  centre. 

Nos.  9  and  11  Delisle  Avenue  should  be  included  in  the  C.1S  district, 
else  the  properties  will  be  isolated. 

The  south  side  of  Pleasant  Boulevard  should  have  the  same  zoning  as 
the  north  side. 

DISCUSSION  GROUP  1-b:  The  shopping  centre  should  be  approved. 

The  zoning  change  from  residential  to  commercial  will  cause  assess¬ 
ment  and  taxes  to  rise.  (3  comments). 

The  north-east  quadrant  of  the  intersection  is  being  favoured  to  the 
detriment  of  the  other  three.  (2  comments).  The  whole  problem  of 
pedestrian  access  along  Yonge  Street  should  be  investigated. 

DISCUSSION  GROUP  1-c:  R.3  Z.4  is  not  a  practical  use  classification  for 

properties  on  Rosehill  Avenue.  Proximity  to  the  ravine  and  to  the 
reservoir  should  make  an  even  higher  density  than  Z.4  possible.  R.3  Z.3 
should  be  expanded  south  to  include  the  northern  frontage  on  Woodlawn 
Avenue.  High  rise  development  will  force  people  from  area,  particularly 
if  assessments  rise. 
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DISCUSSION  GROUP  1-d:  Heath  Street  should  not  be  rezoned  for  high 
density  residential.  (2  comments). 

MR.  PRATT  (NO.  54):  Supports  the  proposed  zoning  in  respect  of  No.  71 
Pleasant  Boulevard. 
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SECTION  IV  -  AREA  2  :  ORIOLE -NORTH  HILL 


DESCRIPTION  OF  THE  AREA 

DISCUSSION  GROUP  2A-d  and  2B-a:  The  statistics  on  which  the  report  is 
based  are  out  of  date.  The  district  is  not  aging;  there  is  a  large 
increase  in  the  number  of  small  children. 

PROPOSED  ZONING 

1.  Oriole  Section,  Interior  Streets  Zoned  R.2  Zone  2 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  Association  supports  the 
proposed  zoning  of  R.2  Zone  2  for  the  interior  streets.  This  part  of 
the  district  is  a  most  desirable  residential  area  and  must  be  maintained 
and  protected  against  traffic,  high  rise  buildings  and  overcrowding. 

The  area  will  maintain  itself  once  zoning  is  stabilized,  and  the 
Association  objects  strenuously  to  high  density  encroachments  into  the 
R.2  Zone  2  area,  specif ically: - 

-  The  west  side  of  Oriole  Road  should  not  be  increased  to  Zone  3. 

-  The  south  side  of  Delisle  should  not  be  increased  to  Zone  4. 

-  The  west  side  of  Lawton  Boulevard  from  Oriole  Gardens  to  Walmsley 
Boulevard  should  not  be  increased  to  Zone  3. 

(Note:  A  number  of  other  submissions  propose  extensions  of  high  or 
medium  density  into  the  area  originally  proposed  in  the  Appraisal  to  be 
zoned  R.2  Zone  2.  As  these  are  related  to  adjacent  proposed  high 
density  areas  they  are  discussed  under  the  other  sub-headings  below). 

2.  Delisle  Avenue-Deer  Park  Crescent 


DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  zoning  of  St.  Clair  is 
the  key  to  solving  the  existing  friction  in  the  area  to  the  north. 

St.  Clair  should  be  R.4  Zone  4;  this  will  affect  the  zoning  of  Delisle 
Avenue  and  Deer  Park  Crescent.  A  controversial  problem  exists  on 
Delisle  Avenue  because  the  owners  to  the  north  and  to  the  south  of  this 
street  have  opposing  interests.  Owners  on  the  street  itself  are  caught 
in  the  middle.  If  R.4  Zone  4  were  adopted  on  St.  Clair  residents  on  the 
south  side  of  Delisle  would  be  adequately  served  by  R.2  Zone  3.  This 
would  be  satisfactory  to  those  on  the  north  side  of  Delisle  and  quiet 
the  anxiety  of  those  on  Heath  Street  and  the  north  end  of  Deer  Park 
Crescent. 

MRS.  NORDHEIMER  (NO.  43):  Delisle  and  Deer  Park  Crescent  are  too  narrow 
for  high  density  apartments;  such  zoning  would  lead  to  other  streets 
being  rezoned.  A  whole  desirable  district  would  thus  be  destroyed.  The 
owners  and  residents  of  existing  properties  are  satisfied  with  present 
conditions  and  attempting  to  keep  the  area  sound,  but  apartment  builders 
and  residents  are  not  interested  in  the  future  of  an  area.  Apartments 
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should  be  put  in  sections  of  the  City  that  need  rebuilding.  The  proposed 
Dominion  Store  development  on  Delisle  Avenue  would  be  disastrous  to  the 
street  and  disrupt  the  whole  area.  Both  sides  of  Delisle  should  have  a 
good  development  that  would  be  a  buffer  for  the  rest  of  the  area. 

DISCUSSION  GROUP  2A-a:  No  part  of  Delisle  Avenue  should  be  Zone  4. 

Deer  Park  Crescent  should  not  be  rezoned. 

DISCUSSION  GROUP  2A-c:  If  a  buffer  of  Zone  3  is  necessary  on  Lawton 
Boulevard  it  should  also  be  necessary  on  Delisle  Avenue. 

MRS.  LANE  AND  PETITIONERS  (NO.  31):  The  north  side  of  Delisle  Avenue 
should  be  rezoned  R.2  Zone  4.  While  proposals  cannot  please  everyone, 
in  this  case  no  one  else  can  be  affected  by  the  rezoning  proposed  except 
for  the  good.  The  north  side  of  Delisle  lends  itself  to  a  new, 

imaginative  high  density  development  and  such  development  will  offset 
the  loss  of  business  in  the  S'c,  Clair -Yonge  area  that  will  result  from 
the  Davisville  Shopping  Centre.  On  the  south  side  of  Delisle  ownerships 
are  such  that  few  sites  are  left  for  apartments  and  development  will  be 
spotty.  This  is  unjust;  the  north  side  of  Delisle  should  be  in  the 
same  zoning  category  as  the  south  side.  The  north  side  is  suited  to 
multiple  dwellings  of  reasonable  height  because  of  the  depth  of  lots, 
southern  exposure  and  shade  trees.  Under  the  zoning  proposed  in  the 
Appraisal  the  condition  of  the  properties,  some  of  which  are  65  years' 
old  and  require  renovation,  will  get  worse.  The  present  homes  are  not 
attractive  for  conversion  or  for  families  with  children  and  duplexes  or 
triplexes  are  not  economic  in  this  high  value  area. 

DISCUSSION  GROUP  2A-a:  All  of  the  west  side  of  Deer  Park  Crescent  should 
be  Zone  4  to  achieve  architectural  harmony.  Either  all  or  none  of  Deer 
Park  Crescent  should  be  Zone  4. 

MR.  FEDESKI  (NO.  20):  The  entire  block  bounded  by  Oriole  Road,  Heath 
Street  West  and  Deer  Park  Crescent  should  be  rezoned  R.2  Zone  4.  Under 
the  Appraisal,  the  north  half  of  this  block  would  be  isolated  between 
existing  apartments  on  Heath  Street  and  the  proposed  apartments  on 
Delisle,  Deer  Park  Crescent  and  Oriole  Road.  In  addition.  Heath  Street 
is  designated  a  collector  street  and  will  have  greater  traffic. 

DISCUSSION  GROUP  2A-a:  Heath  Street  West  should  be  rezoned  for  high  density 
apartments  so  that  properties  would  not  be  surrounded  by  this  type  of 
development. 

MR.  MORRIS  AND  OTHERS  (NO.  38):  Nos.  16,  18,  22  and  24  Deer  Park  Crescent 
should  be  included  in  the  proposed  R.2  Zone  4  area.  Any  rezoning  within 
50  feet  of  the  subject  properties  should  be  made  applicable  to  them. 

MR.  PARK  AND  MR.  CORMACK  (NO.  49):  Request  rezoning  of  No.  48  Delisle 
Avenue  to  R.4  Zone  4.  If.  is  unlikely  that  there  will  be  anything  on  the 
south  side  of  Delisle  but  commercial  parking,  not  apartments.  The 
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rest  of  the  properties  on  Delisle  are  deteriorating  through  anticipation 
of  rezoning.  The  north  side  of  Delisle  is  an  ideal  location  for  high 
rise  apartments. 

DISCUSSION  GROUP  2A-a:  The  north  side  of  Delisle  Avenue  should  have  the 
same  zoning  as  is  proposed  for  the  south  side.  (2  comments).  Deer 
Park  Crescent  south  of  Delisle  should  be  Zone  5. 

3.  Oriole  Road 


DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  key  to  zoning  in  this 
area  is  the  zoning  of  St.  Clair  Avenue.  On  the  west  side  of  Oriole 
Road  all  owners  north  to  Heath  Street  are  agreed  to  retain  their  homes 
and  keep  their  density  of  Zone  2  if  St.  Clair  is  zoned  R.4  Zone  4.  The 
apartment  development  at  their  rear,  because  of  the  great  depth  of  lot, 
does  not  adversely  affect  them.  The  same  rezoning  should  apply  here 
as  applied  in  the  Appraisal  to  the  east  side  of  Forest  Hill  Road.  Apart¬ 
ment  development  should  be  confined  to  the  Avenue  Road  property. 

MRS.  NORDHEIMER  (NO.  43):  Oriole  Road  is  not  needed  as  a  buffer  for  the 
streets  to  the  east.  Avenue  Road  is  already  a  buffer.  Oriole  Road  is 
too  narrow  for  high  rise  apartments  and  would  lead  to  rezoning  of  other 
streets  very  shortly. 

DISCUSSION  GROUP  2A-a:  Apartments  should  not  be  permitted  on  Oriole  Road. 

ORIOLE  ROAD  -  PETITIONERS  (NO.  47):  The  petition  is  from  the  owners  of 
Nos.  16-20,  28,  30,  34,  36,  40,  44,  46,  48  Oriole  Road,  being  all 
properties  on  the  west  side  of  Oriole  between  St.  Clair  and  Heath  Street. 
The  proposed  R.2  Zone  3  would  be  disturbing  and  confusing  rather  than 
beneficial.  Many  houses  have  been  renovated  but  spot  zonings  have 
produced  objectionable  developments.  The  character  of  the  area  between 
St.  Clair  and  Lonsdale  will  be  more  influenced  by  St.  Clair  zoning  than 
any  other  decision.  The  St.  Clair  zoning  should  not  have  been  changed 
from  R.4  to  R.4A  in  1953.  This  permitted  office  buildings  at  high 
densities  and  caused  adjoining  streets  to  suffer  excessive  traffic  and 
parking.  Off-street  parking  provided  by  office  buildings  is  insufficient 
and  does  not  provide  for  visitors.  Apartments  are  not  as  troublesome  as 
offices. 

The  proposed  C.1A  L.3  on  St.  Clair  would  be  further  destructive.  It 
would  produce  uncontrollable  expansion  and  might  result  in  conversion 
of  existing  apartments  on  St.  Clair  to  offices.  This  would  destroy  the 
residential  desirability  of  the  area  between  St.  Clair  and  Lonsdale. 

St.  Clair  should  revert  to  R.4  Zone  5.  The  office  and  shopping  facili¬ 
ties  should  be  contained  in  the  St.  Clair-Yonge  Centre.  Under  this 
Oriole  Road  could  remain  R.2  Zone  2  until  there  is  too  much  high  density 
in  the  area.  However,  if  this  is  not  done.  Oriole  Road  should  be  rezoned 
to  Zone  5.  This  is  the  only  suitable  category  because  the  Avenue  Road 
apartments  at  the  back  have  a  floor  area  ratio  of  3.5.  At  Zone  3 
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density  the  land  value  is  half  of  the  actual  present  value  of  the 
properties  as  they  now  stand.  Where  redevelopment  is  desirable  or 
necessary,  it  should  be  at  high  enough  density  to  be  contained  within  a 
reasonably  small  area. 

MR.  AND  MRS.  ROUS  (NO.  57):  No.  29  Oriole  Road  is  seriously  affected  by 
the  Imperial  Oil  Building,  and  by  apartments  next  door  too  close  to  the 
street  line.  The  proposed  high  density  on  Deer  Park  Crescent  will  ruin 
the  property  for  residential  purposes. 

MR.  KILMER  (NO.  30):  The  south-west  corner  of  Oriole  Road  and  Lonsdale 
should  be  R.4  Zone  4  rather  than  the  proposed  R.2  Zone  3,  which  would  not 
warrant  building  an  apartment.  The  zoning  is  eventually  likely  to  be 
changed  to  the  same  as  that  on  Avenue  Road.  This  being  the  case,  the 
value  should  accrue  to  the  long  term  owner  rather  than  to  speculators. 

R.4  Zone  4  building  on  this  site  would  not  adversely  affect  anyone.  The 
surrounding  roads  are  wide  and  the  property  overlooks  Upper  Canada  College 
grounds.  It  is  more  logical  to  include  this  property  with  those  on 
Avenue  Road  rather  than  divide  the  block  with  a  zoning  boundary. 

DISCUSSION  GROUP  2A-b:  Zone  3  will  cause  taxes  to  rise,  but  increased 
value  will  be  insufficient  to  enable  residents  to  sell  and  move  out.  (2 
comments).  Oriole  Road  should  be  R.2  Z.4  as  Delisle  Avenue.  (4  comments). 
Zone  4  is  required  rather  than  Zone  3,  to  enable  the  residents  to  sell 
and  move  out. 

4.  Lawton  Boulevard-Gormley  Avenue-Lascelles  Boulevard 

DEER  PARK  RESIDENTS’  ASSOCIATION  (NO.  17):  Object  strenuously  to  the 
proposed  encroachment  of  Zone  3  density  on  the  west  side  of  Lawton 
Boulevard  from  Oriole  Gardens  to  Walmsley  Boulevard.  Zone  3  should  be 
limited  to  the  east  side  of  Mallory  Gardens  and  its  extension  southerly. 

The  effect  of  the  Zone  3  extension  along  Oriole  Gardens  is  to  spoil  three 
homes  for  the  purpose  of  one  existing  apartment.  No  one  has  requested 
this  extension.  Apartments  here  would  ruin  the  entrance  to  Oriole 
Gardens.  The  properties  on  the  street  are  limited  in  depth  and  unsuit¬ 
able  for  apartments. 

The  proposed  Zone  3  area  between  Gormley  Avenue  and  the  Brentwood  Towers 
would  have  similar  repercussions.  It  would  aggravate  traffic  on  Lawton 
Boulevard.  The  proposed  spot  zoning  of  C.1B  at  the  north  end  of  Lawton 
Boulevard  is  contrary  to  good  planning  practice  and  unnecessary  in  view 
of  the  proposed  Davisville  development. 

MR.  JAMES  (NO.  28):  Agrees  with  the  Deer  Park  Residents’  Association 
brief  with  few  exceptions;  there  should  be  no  objection  to  the  proposed 
Zone  3  in  the  Lawton  Boulevard  area. 

DISCUSSION  GROUP  2A-c:  If  a  buffer  of  Zone  3  is  necessary  on  Lawton 
Boulevard  it  should  also  be  necessary  cn  Delisle  Avenue  and  on  St.  Clair 
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Avenue  around  Russell  Hill  Road. 

Nos.  4,  6,  8  and  12  Lawton  Boulevard  should  remain  R.4A  for  which  they 
are  more  suited. 

The  twelve  properties  remaining  (as  older  homes)  on  the  east  side  of 
Lawton  Boulevard  should  remain  R.4. 

DISCUSSION  GROUP  2A-d:  The  west  side  of  Lawton  Boulevard  should  be 
Zone  4.  (2  comments). 

MR.  RODNEY  AND  PETITIONERS  (NO.  56):  The  petitioners,  representing 
Nos.  61,  63,  65,  67,  69,  73  and  75  Lawton  Boulevard,  protest  the  proposed 
rezoning  from  R.4  Zone  4  to  R.2  Zone  4.  If  there  is  to  be  a  change  it 

should  be  to  R.4A.  The  properties  are  affected  by  the  subway  and  should 
not  have  a  zoning  more  restrictive  than  the  present  R.4.  The  homes  are 
surrounded  by  high  rise  apartments,  a  club  and  a  commercial  establishment. 
Lawton  Gore  Park  will  be  ruined  because  of  a  proposed  road.  All  this 
will  result  in  the  homes  becoming  an  "island"  serving  only  as  a  buffer 
between  the  subway  and  properties  on  the  west  side  of  Lawton.  The 
homes  are  already  deteriorating  because  of  recent  changes.  It  is 
difficult  to  sell  the  properties  to  developers  and  the  proposed  rezoning 
to  R.2  will  make  the  situation  worse,  result  in  hardship  to  the  petitioners 
and  not  bring  about  orderly  development.  The  area  is  suited  to  more 
diverse  use,  if  for  no  other  reason  that  its  proximity  to  the  St.  Clair- 
Yonge  Centre.  The  petitioners  would  not  mind  a  commercial  classification 
but  R.4A  is  appropriate  if  the  present  R.4  Zone  4  cannot  be  left  untouched. 

THE  OWNERS,  NOS.  4-12  LAWTON  BOULEVARD  (NO.  2):  The  proposed  redesigna¬ 
tion  of  these  properties  to  R.2  Zone  3  is  unrealistic.  No  houses  inter¬ 
vene  between  the  properties  and  Yonge  Street.  This  makes  them  undesirable 
for  residential  use  but  suited  for  offices  for  the  professions  and  for 
apartments.  R.4A  zoning  is  requested.  In  any  event  these  buildings 
are  already  used  for  business  and  professional  offices  and  this  should 
receive  consideration. 

DISCUSSION  GROUP  1-suppl:  The  R.4A  district  on  the  west  side  of  Lawton 
Boulevard  should  be  permitted  to  remain. 

MR.  ARNOLDI  (NO.  3):  With  respect  to  No.  20  Gormley  Avenue,  recent 
development  has  destroyed  the  peaceful  occupancy  of  the  area  because  of 
traffic  congestion  and  change  in  character.  The  zoning  proposals  do  not 
go  far  enough  to  permit  residents  to  sell  their  property  and  move  else¬ 
where.  The  designation  of  Gormley  Avenue  as  a  collector  street  would 
impair  property  values  further. 

SKYLARK  CONSTRUCTION  -  ZONING  APPLICATION:  This  is  an  application  for  a 
change  in  the  Zoning  By-law  for  Nos.  141-145  Lawton  Boulevard,  to  permit 
construction  of  a  local  shopping  centre. 
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DISCUSSION  GROUP  2A-d:  The  C.1B  zone  should  go  in  on  Lawton  Boulevard. 

(2  comments). 

The  C.1B  zone  should  not  be  permitted.  (3  comments). 

MRS.  NORDHEIMER  (NO.  43):  Objects  to  the  proposed  local  business  area  at 
the  north  end  of  Lawton  Boulevard.  The  district  in  general  should  not 
be  made  to  suffer  because  a  few  properties  have  been  left  out  in  the 
development  of  this  street.  The  business  district  will  create  traffic 
problems  and  untidiness  -  it  should  be  made  a  small  park. 

MR.  DENNIS  (NO.  18):  The  Boards  of  Directors  of  apartment  developments 
at  Nos.  17,  19,  21,  23  and  25  Lascelles  Boulevard  (Brentwood  Towers 
Apartments  and  other  Companies)  strongly  object  to  the  proposed  commercial 
area  at  the  north  end  of  Lawton  Boulevard.  This  spot  zoning  would  cause 
traffic  dislocation  and  reduce  the  residential  character  and  aesthetic 
beauty  of  the  Brentwood  project.  The  Davisville  project  will  obviate 
the  need  for  such  an  area. 

DISCUSSION  GROUP  2A-d:  The  proposed  C.1B  area  should  be  developed  as  a 
neighbourhood  parking  lot. 

5.  Kilbarry  Road-Oxton  Avenue 

DEER  PARK  RESIDENTS*  ASSOCIATION  (NO.  17):  The  proposed  zoning  of  the 
area  north  of  Kilbarry  Road  seems  proper. 

MR.  GARFUNKEL  (NO.  23):  The  vacant  lots  on  the  north  side  of  Oxton  just 
west  of  Oriole  Parkway  are  now  zoned  R.4  Zone  3  and  R.2  Zone  2.  The 
proposed  R.2  Zone  3  does  not  provide  sufficient  density  for  apartment 
houses  like  the  other  ones  on  Oriole  Parkway.  The  lot  is  too  valuable 
to  erect  duplexes.  The  shape  of  the  lot  requires  special  concessions  on 
side  and  rear  set-backs.  The  vacant  lots  represent  a  loss  in  taxes  to 
the  City.  In  1955  the  Committee  of  Adjustment  granted  permission  for  a 
five  storey  apartment  but  the  Ontario  Municipal  Board  disallowed  this 
order . 

6.  Avenue  Road 


ZONING  APPLICATION  -  MR.  COULTHARD:  This  is  an  application,  for  No.  588 
Avenue  Road,  for  a  permitted  density  of  3  times  the  lot  area  in  the  R.4 
district.  The  property  is  approximately  55  feet  by  187  feet. 

ESTATE  OF  JAMES  C.  ROYCE  (NO.  58):  No.  602  Avenue  Road  and  the  remaining 
potential  sites  on  the  street  should  be  permitted  to  develop  at  the  same 
standards  as  the  buildings  already  erected.  To  implement  the  new  resi¬ 
dential  standards  is  unfair  and  discriminatory. 
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DISCUSSION  GROUP  2B-c:  The  remaining  lots  on  Avenue  Road  should  have  a 
density  of  2.5  to  permit  more  uniform  development. 

7.  North  Hill,  Excluding  St.  Clair  Avenue 

NORTH  HILL  HOME  OWNERS'  ASSOCIATION  (NO.  44):  The  members  of  the 
Association  believe  they  have  the  right  to: 

(1)  retain  the  present  height  limit  for  apartments  on  St.  Clair  and 

(2)  to  have  the  north  boundary  of  the  R.4  district  remain  at  its  present 
location  on  Warren  Road. 

In  matters  of  residential  zoning  there  is  a  conflict  of  interest  between 
those  who  wish  to  sell  and  residents  who  wish  to  remain.  It  should  be 
recognized  as  a  principle  that  remaining  residents  are  entitled  to  the 
continued  protection  of  their  amenities  and  that  their  interests  should 
prevail.  This  is  especially  true  when  the  authorities  declare  their 
intention  of  maintaining  good  residential  districts;  otherwise  the 
confidence  of  the  residents  will  be  undermined  and  deterioration  will 
begin. 

Members  of  the  Association  almost  unanimously  feel  that  the  height  limit 
of  4  storeys  is  preferable  to  the  envelope  and  new  standards.  Trees 
hide  this  type  of  building  better  than  they  do  a  9  or  10  storey  one. 

The  proposal  of  the  Planning  Board  to  move  the  zone  boundary  20  feet 
north  on  Warren  Road  would  be  a  commercial  intrusion  into  a  residential 
district  which  has  previously  been  rejected.  This  is  spot  zoning 
enabling  a  large  profit  to  one  party  at  the  expense  of  taxpayers  to  the 
north  who  are  entitled  to  their  rights  and  to  confidence  that  zoning  lines 
will  not  be  changed  without  reason. 

ZONING  APPLICATION  -  MR.  IRWIN:  This  is  an  application  to  rezone  No.  383 
Spadina  Road  and  Nos.  44-46  Montclair  Avenue  from  R.l  V.l  to  C.l  V.l.  The 
property  has  100  feet  of  frontage  on  Montclair,  141  feet  on  Spadina  and  it 
is  proposed  to  erect  a  3  storey  apartment  with  a  hardware  store  on  the 
ground  floor  at  the  north  end. 

DISCUSSION  GROUP  2B-c:  Steps  should  be  taken  to  eliminate  the  boarding 
houses  throughout  the  area. 

DISCUSSION  GROUP  2B-a:  Shopping  should  be  improved  on  Spadina  Road. 
Density  on  Spadina  Road  (north  of  St.  Clair  Avenue)  should  be  increased 
since  heavy  traffic  and  prospective  widening  will  make  single  family 
character  impossible  to  maintain. 

MR.  M0RL0CK  (NO.  37):  The  property  at  No.  15  Forest  Hill  Road  is  not 
satisfactorily  situated  and  the  R.l  Zone  1  classification  is  unsuitable. 
Several  buildings  are  used  as  boarding  houses  and  Forest  Hill  Road  is  a 
major  artery.  The  reasoning  in  the  Appraisal  whereby  R.2  Zone  3  was 
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recommended  for  Oriole  Road  is  equally  applicable  to  the  east  side  of 
Forest  Hill  Road,  with  even  more  force  because  Oriole  Road  is  not  a 
major  artery.  Forest  Hill  Road  also  is  used  for  parking  from  the 
Medical  Building  which  has  not  enough  parking  space.  Frequently 
delivery  vehicles  are  blocked  and  must  park  on  the  opposite  side  of  the 
street.  The  proposed  rezoning  of  St.  Clair  with  an  increase  in  height 
limit  would  permit  the  property  to  be  bounded  on  the  south  and  east  by 
high  rise  buildings.  (The  submission  does  not  state  what  zoning  is 
requested  but  it  appears  that  at  least  R.2  Zone  3  is  requested  for  the 
east  side  of  Forest  Hill  Road). 

8(a)  St.  Clair  Avenue  East  of  Avenue  Road 


DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  Association  does  not 
believe  that  St.  Clair  zoning  should  be  changed  from  R.4A  Zone  4  to  C.1A 
L.3  Zone  4  for  the  following  reasons: 

-  Commercialism  on  St.  Clair  should  be  restricted  to  within  two  or  three 
hundred  feet  of  Yonge  Street. 

-  St.  Clair  Avenue  has  been  almost  completely  developed  and  the  change 
would  affect  only  one  or  two  sites. 

-  Inadequate  parking  for  existing  offices  has  increased  parking  on 
adjacent  residential  streets,  interrupting  traffic,  endangering 
children  and  generally  destroying  the  value  and  use  of  residences  on 
streets  to  the  north. 

-  Further  new  office  buildings  will  only  aggravate  the  parking  problem, 
especially  as  no  visitor  parking  is  usually  made  available. 

The  zoning  of  St.  Clair  is  the  key  to  solving  the  friction  in  the  area  as 
far  north  as  Kilbarry  Road.  The  Association,  having  retained  professional 
advice,  submits  that  the  zoning  of  St.  Clair  should  be  R.4  Zone  4  in 
conformity  with  the  zoning  on  St.  Clair  west  of  Avenue  Road.  Past 
mistakes  such  as  the  Imperial  Oil  Building  and  the  Cabaret  Club  and  office 
building  should  not  be  used  as  precedents.  St.  Clair  should  now  be 
limited  to  apartments  with  no  further  office  buildings  of  any  nature. 

This  will  benefit  the  present  buildings  and  uses  on  St.  Clair. 

ORIOLE  ROAD  -  PETITIONERS  (NO.  47):  St.  Clair  zoning  should  not  have 
been  changed  from  R.4  to  R.4A  in  1953.  This  permitted  office  buildings 
at  high  densities  and  adjoining  streets  suffer  excessive  traffic  and 
parking.  The  proposed  C.1A  L.3  would  be  further  destructive;  it  would 
produce  uncontrollable  expansion  and  might  result  in  conversion  of  exist¬ 
ing  apartments  on  St.  Clair  to  offices.  St.  Clair  should  revert  to  R.4 
Zone  5. 

ONTARIO  HOSPITAL  ASSOCIATION  (NO.  46):  The  Association  owns  the  large 
building  at  the  south-east  corner  of  St.  Clair  and  Avenue  Road  and 
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requests  an  increase  in  density  from  L.3  to  L.4.  The  site  is  unique 
being  at  the  intersection  of  two  arteries  and  bounded  by  three  streets, 
therefore  warranting  different  treatment.  At  other  main  intersections 
in  the  City  densities  up  to  12  times  coverage  have  been  assigned.  This 
principle  should  apply  equally  to  the  subject  location  especially  because 
the  other  three  corners  of  the  intersection  are  park  land  or  low  density 
buildings.  The  present  building  is  50  or  more  years  old  and  will  soon 
have  to  be  replaced,  but  L, 3  makes  this  an  economic  impossibility.  If 
this  location  is  not  suitable  for  L.4  it  is  difficult  to  imagine  what 
other  intersection  in  Toronto  would  be  suitable. 

8(b)  St.  Clair  Avenue  West  of  Avenue  Road 


SOUTH  HILL  DISTRICT  HOME  OWNERS'  ASSOCIATION  (NO.  62):  The  south 
boundary  of  the  R.4  Zone  4  area  on  St.  Clair  should  not  be  moved  further 
south.  A  height  limit  of  6  storeys  should  be  placed  on  buildings  to  be 
erected  on  the  south  side  of  St.  Clair  between  Avenue  Road  and  Warren 
Road.  There  should  be  a  minimum  rear  yard  of  60  feet  and  provisions  to 
prohibit  car  parking  closer  to  the  rear  property  line  than  20  feet  with 
the  requirement  that  this  space  be  landscaped  with  trees  or  shrubs  of  a 
minimum  height  of  five  feet.  At  least  15  per  cent  of  the  required  land¬ 
scaping  should  be  provided  along  the  rear  property  line. 

NORTH  HILL  DISTRICT  HOME  OWNERS'  ASSOCIATION  (NO.  44):  The  Association 
believes  that  residents  have  the  right  to  retain  the  present  height 
limits  for  apartment  buildings  at  4  storeys  plus  basement  without  yard 
requirements  on  the  north  side  of  St.  Clair  Avenue  West  and  to  have  the 
north  boundary  of  the  R.4  district  remain  at  its  present  location  on 
Warren  Road.  The  height  limit  of  4  storeys  is  preferable  to  the  envelope 
and  new  standards.  (Note:  see  also  sub-heading  No.  7  above). 

SUPPLEMENTARY  BRIEF  -  NORTH  HILL  ASSOCIATION:  The  zoning  problem  on 
St.  Clair  should  be  solved  by  specific  provisions  relating  to  that  area 
alone,  a  principle  recognized  by  the  Ontario  Municipal  Board.  The 
Association  agrees  with  the  proposals  to  limit  the  uses  to  residential, 

1257.  parking,  and  the  depth  of  the  rone  limited  to  the  depth  of  existing 
lots. 

A  five  storey  height  limit  (including  basement)  is  vital  to  the  residential 
area  to  the  north;  unlimited  height  controlled  only  by  the  envelope  is 
unsatisfactory.  There  should  be  provisions  to  restrict  vehicular  as  well 
as  pedestrian  access  to  St.  Clair  Avenue  alone.  All  parking  should  be 
underground.  There  should  be  a  maximum  set-back  of  10  feet  from 
St.  Clair  to  increase  the  space  between  St.  Clair  buildings  and  residences 
to  the  north.  Rebuilding  under  present  regulations  should  be  permitted 
in  the  event  of  destruction  by  fire. 

MR.  MERRY  (NO.  36):  No.  275  Russell  Hill  Road  is  a  few  doors'  north  of 
St.  Clair.  The  apartment  recently  built  on  the  north-east  corner  of 
St.  Clair  and  Russell  Hill  appears  very  high  and  a  higher  one  would 
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restrict  light  and  invade  privacy.  The  Planning  Board  should  reconsider 
its  proposals  to  permit  high  rise  buildings  on  St.  Clair;  the  present 
five  storey  type  is  preferable. 

MR.  BASSETT,  123  WARREN  ROAD  (NO.  6):  Apartments  on  the  north  side  of 
St.  Clair  should  not  be  taller  than  existing  regulations  permit.  Tall 
buildings  would  result  in  the  downgrading  of  the  residential  area  north 
of  St.  Clair.  Pressure  of  the  property  owners  on  St.  Clair  should  not 

be  permitted  to  harm  the  larger  area  that  would  be  affected. 

DR.  HARRIS,  75  FOREST  HILL  ROAD  (NO.  25):  The  property  abuts  an  11 
storey  apartment  on  Avenue  Road.  High  rise  apartments  are  detrimental 
to  the  properties  behind  because  it  deprives  them  of  light,  air  and 
privacy.  For  this  reason  the  proposed  changes  in  the  zoning  of  St.  Clair 
are  opposed.  The  present  zoning  of  St.  Clair  assures  its  remaining  a 
prestige  area  and  avoids  the  problems  of  larger  apartments.  Even  though 
the  apartments  on  St.  Clair  would  have  more  space  about  them  than  those 
on  Avenue  Road  they  would  be  detrimental  to  adjacent  properties.  Although 
change  in  St.  Clair  is  inevitable,  control  of  architectural  style  and  of 
the  size  of  buildings  would  be  desirable  to  improve  the  appearance  and 
to  disturb  adjacent  residential  properties  as  little  as  possible. 

DISCUSSION  GROUP  2B-b:  No  change  in  zoning  is  necessary.  Apartment 
development  like  that  on  the  south  side  of  St.  Clair  Avenue  between 
Russell  Hill  Road  and  Warren  Road  should  not  be  permitted  on  the  north 
side  of  St.  Clair  Avenue.  The  ill  effects  of  the  existing  apartments 
will  be  intensified  if  the  new  standards  are  imposed.  The  new  apartment 
buildings  will  add  nothing  aesthetically  and  will  not  last  for  ten  years. 
The  R.4  district  should  not  be  deepened  to  include  92  Warren  Road. 

DISCUSSION  GROUP  2B-c:  High  buildings  on  St.  Clair  Avenue  like  those  on 
Avenue  Road  would  ruin  the  properties  to  the  north.  Apartments  should 
not  be  permitted  on  St.  Clair  Avenue,  (2  comments)  but  churches  and 
private  clubs  could  be  permitted.  Present  apartment  standards  on  St. 

Clair  are  unfair  to  adjoining  residents.  New  buildings  on  St.  Clair 
Avenue  should  be  well  set  back  from  street,  not  too  high,  and  should 
have  wide  yards  for  separation.  Proposals  would  result  in  taller 
buildings  which  would  overshadow  properties  to  the  north. 

Apartments  should  be  permitted  only  east  from  Dunvegan  Road.  Architectural 
control  should  be  imposed  to  improve  the  appearance  of  buildings  on  St. 
Clair  Avenue.  Buildings  on  St.  Clair  Avenue  should  be  limited  to  four 
storeys  and  required  to  provide  adequate  yards.  (2  comments). 

DISCUSSION  GROUP  2B-a:  St.  Clair  Avenue  zoning  should  include  25  foot 
rear  yard  set-back  for  apartments  from  neighbouring  properties.  The 
height  limit  for  apartments  on  the  north  side  of  St.  Clair  Avenue  should 
be  maintained.  (2  comments).  Apartments  should  not  be  permitted  on 
St.  Clair  Avenue.  (2  comments).  High  density  development  would  result 
in  undesirable  increase  in  traffic.  Height  of  apartment  buildings 
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should  be  limited  to  3%  storeys  on  St.  Clair  Avenue. 

DR.  SAMIS  AND  THE  TORONTO  EYE  HOSPITAL  (NO.  59):  The  hospital  has 
purchased  No.  92  Warren  Road  which  is  partly  in  the  R.l  area  of  North 
Hill.  It  is  proposed  to  join  Nos.  88  (which  is  the  hospital  now)  and 
No.  92  and  use  the  existing  two  properties  for  various  hospital  and 
related  purposes.  The  Planning  Board  proposals  are  supported  as  being 
conducive  to  the  proposals  for  joint  use  of  these  two  properties. 

MR.  NOBLE  AND  CO-OWNERS  (No.  42):  No.  216  St.  Clair  Avenue  West  is  a 
large  residence  converted  to  offices  and  apartments.  This  property  and 
others  on  St.  Clair  should  have  a  special  zoning  to  recognize  their 
problems  which  arise  because  St.  Clair  is  a  traffic  artery  like  Bloor 
Street  and  Eglinton,  but  adjoining  areas  are  high  class  residential  ones 
deserving  special  consideration.  For  these  reasons  a  uniform  develop¬ 
ment  ought  to  be  promoted  in  that  part  of  St.  Clair  dominated  by  the 
T.  Eaton  Church.  New  construction  should  be  in  keeping  with  its 
prominence  and  architecture.  The  proposed  zoning  for  St.  Clair  will 
result  in  deterioration  or  rebuilding  with  cheap  low  or  medium  rise 
apartments  and  little  use  will  be  made  of  the  proposal  to  permit  medical 
offices  in  the  first  two  floors  of  new  construction  because  there  is 
already  a  surplus  of  available  space. 

The  zoning  should  permit  only  administrative  and  selected  professional 
offices.  There  should  be  a  height  limit  of  five  storeys  but  compensation 
for  this  height  limit  should  be  given  by  extending  the  depth  of  zoning 
by  50  feet.  The  properties  adjacent  to  the  office  zone  should  be 
permitted  to  be  used  as  medical  offices.  There  should  be  special 
restrictions  on  the  parking  areas.  The  C.1A  set-back  should  be  applied 
and  the  parking  requirements  should  be  one  space  for  each  thousand 
square  feet  of  offices.  The  present  permitted  ratio  of  2.5  should  be 
retained.  Minimum  frontage  requirements  should  be  imposed  to  result  in 
substantial  buildings.  Control  over  the  exterior  architecture  should 
probably  be  vested  in  the  Trustees  of  the  Timothy  Eaton  Church.  Details 
of  special  zoning  provisions  for  this  area  should  be  the  subject  of 
careful  discussion  among  all  interested  parties,  including  the  Assessment 
Department,  the  St.  Clair  Avenue  Owners,  the  Church  and  the  adjoining 
residents'  Associations. 

DR.  LIPMAN  (NO.  32):  Nos.  202  and  204  St.  Clair  Avenue  West  and  this 
part  of  St.  Clair  in  general,  can  no  longer  be  maintained  residential. 
Existing  apartments,  offices  and  banks  have  detracted  from  the  residential 
character.  The  present  zoning  impedes  progress  of  the  area  and  deprives 
the  City  of  assessment.  To  permit  offices  to  be  used  only  for  doctors 
as  in  the  present  zoning  is  too  restrictive.  Architects,  lawyers, 
chartered  accountants,  consulting  engineers,  etc.,  would  be  acceptable. 
Such  types  of  offices  would  not  aggravate  the  parking  problem;  they 
would  bring  fewer  people  than  a  large  medical  building  like  No.  200  St. 
Clair  Avenue  West. 


/... 


•  j  j-  !  ' 


r  r: 


o  a  :  •  •  •-  ~  ■' 


•  I  :  •  •  .  1  • 


X  B.i  ! ' 


5» 


Page  33. 


DISCUSSION  GROUP  4-b:  Homes  on  Lynwood  Avenue  are  unsatisfactory  because 
they  are  overlooked  by  apartments  and  abut  parking  lots  and  therefore 
should  be  included  in  the  St.  Clair  Avenue  R.4  Z.4  district. 

DISCUSSION  GROUP  2B-a:  High  rise  apartments  should  be  permitted  on  St. 
Clair.  (2  comments).  The  new  standards  should  be  applied  to  the  north 
side  of  St.  Clair  Avenue  to  ensure  a  better  form  of  development.  There 
is  no  need  to  worry  about  the  height  of  apartments  on  St.  Clair  Avenue 
when  across  the  City  boundary  they  can  be  built  without  limitations  on 
height. 

ROAD  SYSTEM  PLAN 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  Association  is  generally 
opposed  to  further  medium  or  high  density  apartments  in  the  Lawton  Boulevard 
area  because,  among  other  things,  they  will  aggravate  the  traffic  problem 
on  this  street. 

ANONYMOUS  (NO.  1):  A  resident  of  the  apartments  at  St.  Clair  and  Deer  Park 
Crescent  requests  that  a  traffic  signal  be  installed  at  this  intersection. 

DISCUSSION  GROUP  1-suppl:  The  proposal  in  the  Appraisal  is  an  improvement 
over  the  existing  Yonge-Lawton  intersection. 

The  Appraisal  proposal  aggravates  the  traffic  situation  at  Heath,  Lawton 
and  Yonge.  Lawton  Boulevard  should  be  closed  at  Yonge  Street  and  Oriole 
Gardens  should  be  extended  through  to  Yonge  Street.  A  traffic  light  should 
be  located  at  Glen  Elm  Avenue  and  traffic  routed  from  Oriole  Gardens,  Glen 
Elm  and  Alvin  down  to  the  centre  of  the  shopping  plaza.  The  traffic  light 
proposed  at  Gormley  and  Avenue  Road  will  not  solve  the  problem  at  Lawton 
and  Yonge.  The  parkette  at  Lawton  and  Yonge  should  be  removed. 

DISCUSSION  GROUP  2A-c:  Zone  3  on  the  west  side  of  Lawton  Boulevard  will 
increase  traffic  problems. 

DISCUSSION  GROUP  1-suppl:  Apartment  traffic  on  Lawton  Boulevard  needs 
improvement. 

DISCUSSION  GROUP  2A-c:  Traffic  should  be  routed  one-way  anticlockwise 
around  Upper  Canada  College.  Forest  Hill  Road  should  be  one-way  southbound 
to  St.  Clair  Avenue.  Oriole  Road  should  be  one-way  northbound  from  St.  Clair 
Avenue.  Lawton  Boulevard  should  be  closed  south  of  Lonsdale  Road  and 
Lonsdale  Road  opened  eastward  to  Yonge  Street  and  made  one-way  eastbound. 

DISCUSSION  GROUP  2A-b:  Upper  Canada  College  grounds  should  become  a  traffic 
circle. 

Opening  Oriole  Road  to  apartments  will  mean  the  road  will  have  to  be  widened; 
widening  Oriole  Road  will  cause  more  traffic  to  use  it  south  from  Lonsdale 
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Road  off  Oriole  Parkway. 

DISCUSSION  GROUPS  2A-a,  d,  b,  &  c:  Heath  Street  should  be  restricted  to 
rush  hour  traffic. 

Gormley  Avenue  should  not  be  designated  a  collector  street. 

Lonsdale  Road  should  not  be  designated  a  collector. 

The  speed  of  traffic  on  Oriole  Gardens  should  be  reduced. 

PARKS 

MRS.  NORDHEIMER  (NO.  43):  The  area  proposed  for  C.1B  zoning  at  the  north 
end  of  Lawton  Boulevard  should  be  made  a  small  park. 

DISCUSSION  GROUP  2A-d:  Washroom  facilities  should  be  provided  in  Oriole 
Park. 
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SECTION  V.  -  AREA  3  :  WOODLAWN  SUMMERHILL 
GENERAL  DESCRIPTION 

DEER  PARK  RESIDENTS’  ASSOCIATION  (NO.  17):  The  heart  of  the  Woodlawn- 
Summerhill  area  contains  private  residences  which  require  protection.  Renova¬ 
tion  of  older  houses  is  being  experienced  and  should  be  encouraged.  An  effort 
should  be  made  to  isolate  and  confine  the  conflicting  commercialism  and  indus¬ 
trialism. 

ZONING  AND  RELATED  PROPOSALS 

1.  Foxbar  Road  and  Balmoral,  Farnham  and  Woodlawn  Avenues 


DEER  PARK  RESIDENTS’  ASSOCIATION  (NO.  17):  The  Association  concurs  in  the 
proposed  zoning  of  R.2  Zone  2.  The  south  boundary  is  affected  by  the 
industrial  conflict.  The  Association  also  agrees  that  the  high  density 
zone  on  Avenue  Road  should  not  include  the  land  on  the  east  side  of  Avenue 
Road  from  the  escarpment  southerly. 

MR.  SAUNDERS  (NO.  60):  Approves  of  the  proposed  zoning  with  particular 
reference  to  Nos.  33  and  35  Woodlawn  Avenue  West  but  the  property  is 
affected  by  the  Walker  Avenue  problem  and  the  proposed  rezoning  there  to 
R.3  Zone  3  is  premature. 

DISCUSSION  GROUP  3-d:  Oaklands-De  La  Salle  College  frontage  on  Avenue 
Road  should  be  left  R.4  Z.3,  not  rezoned  to  R.2  Z.2. 

2.  Walker,  Alcorn  and  Birch  Avenues  and  Cottingham  Street 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  area  from  Avenue  Road  to 
Yonge  and  from  Walker  Avenue  to  the  C.P.R.  exhibits  conflict  between 
industry  and  housing  of  50  years'  duration.  The  Appraisal  accepts  the 
situation  and  offers  little  improvement  and  no  long  term  plan  related  to 
the  objectives  for  the  area  as  a  whole.  Proper  planning  for  this  area  is 
they  key  to  maintaining  the  residential  area  to  the  north.  The  nuisances 
originating  in  the  industrial  zone  affect  a  large  area  with  a  combined 
assessment  greater  than  those  of  the  actual  industries.  Industries  do  not 
use  the  railway  and  if  the  industries  did  not  already  exist  it  would  be 
improper  planning  to  propose  industrial  uses  in  this  location. 

The  Association  proposes  that  the  C.2  area  should  be  zoned  C.l.  This 
would  prevent  further  C.2  uses  from  being  established  and  recognize  the 
non-conformity  of  Canadian  Food  Products  and  some  other  uses.  This  C.l 
zoning  would  be  consistent  with  the  zoning  along  Shaftesbury  east  of 
Yonge.  Positive  constructive  action  by  the  City  to  rehabilitate  this  area 
is  recommended.  If  this  view  is  taken  as  a  basis  then  the  Appraisal's 
R.3  Zone  3  area  on  Walker  should  be  reconsidered.  The  whole  of  Walker 
should  be  R.2  Zone  2,  because  the  proposed  R.3  is  really  a  concession  to 
residents  who  are  affected  by  the  industrial  nuisances.  What  is  really 
required  is  relief  from  these  nuisances  and  not  rezoning.  The  Association 
believes  that  R.3  on  Walker  will  not  bring  more  uses  to  enable  the  resi- 
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dents  to  sell  their  properties.  It  would  only  allow  the  least  desirable 
uses  and  residents  may  find  themselves  subject  to  a  higher  assessment 
with  no  new  advantages. 

For  the  area  south  of  Alcorn  and  west  of  the  present  industrial  zone,  the 
proposed  R.3  designation  is  suitable  but  the  density  should  be  Zone  2 
rather  than  Zone  3. 

MR.  SAUNDERS  (NO.  60):  The  Canadian  Food  Products  Company  is  incompatible 
with  any  residential  use  within  1,500  feet  of  the  site.  The  Appraisal 
proposals  are  not  such  as  would  require  the  Company  to  make  improvements 
or  alter  their  operations.  The  present  designation  of  the  area  as  C.2 
is  a  proper  interim  measure  but  there  should  be  a  long  term  plan  to 
redevelop  this  area  residentially  under  City  auspices.  The  Planning 
Board  should  recommend  redevelopment  of  this  area  with  a  higher  priority 
than  other  redevelopment  areas  south  of  Bloor  Street.  In  the  meantime 
the  zoning  on  Walker  Avenue  should  remain  R.2. 

DISCUSSION  GROUP  3-a:  The  proposed  zoning  will  not  result  in  less  noise. 
There  is  no  use  in  trying  to  keep  quiet  enjoyment  of  the  homes  on  Walker 
Avenue.  An  increase  in  density  would  only  result  in  more  people  to 
suffer  from  the  factory.  It  should  be  zoned  residential  and  Walker  Ave. 
should  remain  residential.  (2  comments) 

MRS.  GARNETT  AND  PETITIONERS  (NO.  24):  The  petitioners  represent  appro¬ 
ximately  40  properties  on  Walker  Avenue  and  request  rezoning  of  the 
properties  to  R.4A.  After  five  years  of  effort  to  improve  the  situation 
there  is  no  respite  and  the  properties  are  virtually  unsuitable  for  resi¬ 
dential  use  because  of  the  nuisances  caused  by  Canadian  Food  Products. 

Many  petitioners  have  attempted  to  sell  but  cannot  do  so  because  of  the 
conflict  caused  by  the  industry.  The  Appraisal  proposal  for  R.3  zoning 
would  not  be  a  solution  since  the  street  would  not  be  attractive  to  the 
R.3  uses.  The  request  is  for  a  change  in  zoning  to  a  classification 
which  is  still  residential  but  will  allow  the  properties  to  be  sold 
without  severe  financial  loss. 

MR.  AND  MRS.  WALKER  (NO.  68):  The  family  has  lived  at  41  Walker  Avenue 
since  1914  and  hopes  to  continue  there.  The  proposed  designation  of 
Walker  R.3  Zone  3  is  acceptable  but  not  the  proposal  to  rezone  the  area 
R.4A  Zone  3  which  has  been  proposed  in  a  petition  circulated  in  the  area. 
Those  circulating  the  petition  have  moved  in  comparatively  recently  and 
should  have  been  aware  of  the  industrial  nuisance  when  they  came.  Those 
who  want  the  rezoning  intend  to  sell  and  move  but  this  is  in  conflict 
with  the  interests  of  those  who  have  worked  to  preserve  the  residential 
character  of  the  street  and  who  intend  to  remain. 

MR.  D'AOUST  (NO.  14):  As  the  owner  of  Nos.  112,  114  and  116  Birch  Avenue 
feels  that  the  west  end  of  Birch  and  Alcorn  Avenues  should  be  rezoned 
R.4  Zone  4.  This  would  enable  the  present  old  and  run  down  houses  to  be 
replaced  in  a  way  that  is  not  financially  feasible  under  the  present  or 
proposed  zoning  of  the  Planning  Board. 
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MISS  FRASER  (NO.  22):  As  owner  of  110  Birch  Avenue  proposes  3  alterna¬ 
tives  : 

-  Extend  Birch  Avenue  to  Oaklands  Avenue,  block  off  the  residential  part 
of  Birch  on  the  industrial  zone  and  have  the  same  residential  zoning 
on  Birch  as  on  Oaklands. 

-  Rezone  the  north  side  of  Birch  Avenue  C.2  V.l. 

-  Rezone  the  west  end  of  Birch  Avenue  R.4  Zone  4. 

The  west  end  of  Birch  is  no  longer  residential  because  of  the  commercial 
uses  on  the  street  and  the  necessity  of  entering  the  remaining  residential 
area  through  this  industrial  section.  The  assessment  on  the  residential 
end  of  the  street  is  the  same  as  for  the  commercial  end.  Although  the 
property  is  for  rent  at  a  reasonable  figure,  it  cannot  be  rented  because 
of  the  undesirable  location.  Present  zoning  sterilizes  the  area  but  the 
land  could  be  used  under  the  proposed  alternative  schemes. 

MRS.  MURPHY  (NO.  40):  As  the  owner  of  107  Alcorn  Avenue,  requests  that 
Alcorn  Avenue  from  Yonge  Street  to  Avenue  Road  be  zoned  industrial. 

FOSTER  ADVERTISING  (NO.  21):  The  Avenue  Road  frontage  between  Alcorn 
Avenue  and  Cottingham  Street  should  be  rezoned  from  the  present  R.4  to 
R.4A  and  not  to  R.3  as  proposed  in  the  Appraisal.  The  Company  wishes  to 
build  a  new  building  at  the  corner  of  Avenue  Road  and  Alcorn  Avenue.  It 
already  has  an  office  building  at  149  Alcorn  with  the  building  being 
erected  in  1951  and  an  additional  floor  in  1958.  The  proposed  Zone  3 
would  be  satisfactory  for  the  size  of  building  proposed.  The  Company  has 
purchased  a  number  of  properties  in  the  area  for  this  purpose.  In  this 
block  there  are  few  single  family  uses  and  many  non-conforming  ones. 

Nearly  all  of  the  properties  are  deteriorating  and  ready  for  development. 
The  character  of  Avenue  Road  precludes  its  use  for  apartments,  shops  or 
other  similar  uses.  Parking  would  be  provided  in  a  lot  off  Alcorn 
Avenue.  The  proposed  building  would  stabilize  this  section  of  Avenue 
Road  and  eliminate  the  pressure  from  shops. 

DISCUSSION  GROUP  3-suppl:  Avenue  Road  between  Cottingham  and  McMaster  is 
commercial  in  use  except  for  one  property  and  should  not  be  zoned  resi¬ 
dential. 

2(a)  Proposed  Road  Changes  in  Alcorn,  Birch,  Cottingham  Area 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  Residents  of  the  area  do  not 
wish  the  protection  which  would  be  afforded  them  by  the  proposed  closings 
of  Cottingham  and  Gange  Avenues.  This  change  should  therefore  be  aban¬ 
doned,  but  because  of  the  local  reluctance  to  close  these  streets,  the 
proposed  connector  streets  between  Birch  and  Alcorn  should  also  be 
abandoned. 

JONATHAN  MAGUIRE  CONTRACTING  COMPANY  (NO.  35):  One  of  the  proposed  con¬ 
necting  streets  between  Birch  and  Alcorn  would  take  in  part  of  the  Com¬ 
pany's  yard  at  24  Birch  Avenue.  The  Conpany  suggests  that  the  street  be 
moved  further  west;  such  relocation  would  serve  the  purpose  of  the  plan 
and  be  less  costly  to  the  City. 
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MISS  FRASER  (NO.  22):  As  one  of  three  alternatives  related  to  zoning, 
proposes  extending  Birch  Avenue  to  Oaklands  Avenue  and  closing  Birch  at 
the  junction  of  the  industrial  and  residential  zones. 

DISCUSSION  GROUP  3-a:  The  road  proposals  would  result  in  a  merry-go- 
round  for  trucks  on  Walker  Avenue.  (2  comments)  Trucks  would  be  a 
hazard  to  the  school  children.  (3  comments)  Alternative  road  propo¬ 
sals  made  in  this  group:  widen  Alcorn  or  make  Alcorn  one-way;  make 
Alcorn  one-way  westbound  and  Cottingham  Street  one-way  eastbound; 
extend  Cottingham  Street  through  to  Yonge  Street;  open  Birch  Avenue 
through  to  Oaklands  Avenue:  parking  should  be  prohibited  on  Alcorn, 
Birch  and  Cottingham  Streets.  Alcorn  Avenue  should  be  widened.  The 
City  should  buy  all  properties  on  the  south  side  and  redevelop  them. 

DISCUSSION  GROUP  3-£uppl:  The  traffic  on  Alcorn  Avenue  is  a  problem 
to  the  residents;  Birch  Avenue  should  be  extended  to  Oaklands  Avenue; 
Cottingham-Gange  Avenues  should  be  left  open;  Cottingham-Gange- 
Alcorn  should  be  a  one-way  system. 

Cottingham  Street  should  be  closed. 

There  shouju  oe  a  lane  behind  111  Cottingham  -  Sydney  Street  to  solve 
the  parking  problem. 

3.  Yonge  Street  Commercial  Frontage 

MR.  STEELE  (NO.  64):  The  submission  includes  a  map  showing  a  propo¬ 
sal  to  combine  the  widening  of  Yonge  Street  from  Shaftesbury  to  Heath 
with  the  development  of  a  "service  road"  on  the  line  of  the  Subway 
and  Alvin  Avenue,  from  Shaftesbury  to  Glen  Elm  Avenue. 

(NOTE:  There  were  no  other  submissions  or  comments  in  group  discuss¬ 
ion  related  to  the  Yonge  Street  Commercial  Frontage  in  Area  3) 

4.  Jackes  Avenue 


DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  proposed  R.3  Zone  3 
with  special  clause  for  certain  office  uses  is  acceptable.  However, 
if  the  area  to  the  north  becomes  C.1A  L.3  Zone  4,  the  density  on 
Jackes  should  be  Zone  4. 

PERINI  LIMITED  (NO.  51):  The  trend  toward  institutional  and  commer¬ 
cial  use  of  Jackes  Avenue  will  continue.  In  spite  of  the  existing 
uses  all  owners  have  been  careful  to  maintain  the  residential  appea¬ 
rance  of  the  street.  The  Appraisal  proposals  would  cause  eventual 
deterioration  of  the  area.  It  would  be  more  realistic  to  apply  a 
commercial  zoning  permitting  high  class  commercial  and  institutional 
uses  with  a  special  set  of  restrictions  to  encourage  preservation  of 
the  unique  character  of  the  street. 

DISCUSSION  GROUP  3-c:  The  present  character  of  Jackes  Avenue  should 
be  preserved:  Jackes  Avenue  should  be  R.4A  rather  than  R.3:  Jackes 
Avenue  should  either  be  R.1A,  or,  if  not,  then  R.4.  (2  comments) 
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5.  Woodlawn  Avenue  East,  Summerhill  Avenue  and  Summerhill  Gardens 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  Appraisal  proposal  is 
intended  to  make  the  zoning  conform  with  most  existing  uses.  However,  the 
area  is  being  subject  to  long  term  speculation,  especially  on  the  south 
side  of  Woodlawn  Avenue.  This  will  result  in  occupancy  incompatible  with 
the  remaining  property  owners  who  will  then  be  forced  to  sell  to  specula¬ 
tors.  The  ultimate  result  is  pressure  on  the  City  for  further  rezoning 
to  high  density.  The  Association  proposes  that  the  zoning  be  left  at 
R.2  Zone  2,  leaving  the  present  non-conforming  uses  and  densities  as  such. 

DISCUSSION  GROUP  3-c:  The  Woodlawn  -  Summerhill  area  should  not  be 
increased  in  density  because  of  probable  increase  in  taxes. 

The  deep  lots  on  Woodlawn  Avenue  encourage  non-res idential  (i.e.  apart¬ 
ments)  to  infiltrate,  so  there  is  no  security  for  the  single  family 
resident . 

The  subway  right-of-way  should  be  protected  from  development.  The  subway 
right-of-way  should  be  used  for  residential  parking. 

Cars  should  not  be  parked  in  front  lawns. 

DISCUSSION  GROUP  3-suppl:  Woodlawn  Avenue  East  should  not  be  connected 
with  Summerhill  Gardens. 

MR.  STOCKEY  AND  OTHERS  (NO.  65):  Nos.  82,  84  and  86  Woodlawn  Avenue  East 
are  the  three  remaining  properties  on  the  north  side  of  the  street  east 
of  the  Y.W.C.A.  The  proposed  R.2  Zone  3  is  applied  to  both  sides  of  the 
street  but  the  north  side  is  not  similar  to  the  south  side  and  rather  con¬ 
forms  to  the  proposed  zoning  on  Jackes  Avenue.  The  remaining  dwellings 
on  the  north  side  are  locked  in  and  undesirable  for  family  dwellings  and 
for  this  reason  should  be  zoned  so  as  to  permit  small  institutional  or 
professional  offices. 

6.  Shaftesbury  Avenue,  Ottawa  Street  and  Tacoma  Avenue 

DEER  PARK  RESIDENTS'  ASSOCIATION  (NO.  17):  The  Association  proposes  that 
the  area  should  remain  zoned  R.2  Zone  2  as  outlined  above  under  subheading 
No.  5. 

MR.  SAUNDERS  (NO.  60):  There  should  be  a  long  term  plan  for  the  residen¬ 
tial  redevelopment  of  this  area  under  City  auspices.  No  new  industrial 
uses  should  be  permitted  and  existing  ones  should  be  made  non-conforming. 

DISCUSSION  GROUP  3-b:  The  area  should  remain  R.2,  with  no  commercial  or 
industrial.  Some  residents  would  prefer  to  see  area  remain  at  Z.2  density 
and  be  assured  that  taxes  would  not  rise.  Residential  zoning  should 
not  be  preserved  so  close  to  the  railroad  .  (2  comments)  The 

area  should  be  commercial  to  give  owners  a  better  chance  than  under  R.2 
Z.3  to  sell  and  move  out.  The  lots  are  too  small  for  residential  redeve¬ 
lopment  . 

Industry  surrounds  Tacoma  Avenue  on  three  sides.  The  area  should  be  either 
residential  or  industrial.  Trucks  use  a  narrow  right-of-way  from  Tacoma 
Avenue  to  gain  access  to  adjacent  industry.  This  should  be  stopped. 

The  City  should  do  something  about  the  lands  at  the  end  of  Shaftesbury  Ave. 
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ROAD  SYSTEM  PLAN 


Note:  Submissions  relating  to  the  road  proposals  in  the  Alcorn-Birch-Cotting- 
ham  area  have  been  set  out  previously  under  subheading  2(a).  One  other  sub¬ 
mission  concerns  the  local  road  system: 

MRS.  KEIGHTLEY,  140  BALMORAL  AVENUE  (NO.  29):  Steps  should  be  taken  to 
reduce  traffic  on  Balmoral,  specifically  by  making  Farnham  and  Balmoral 
a  one-way  pair. 

Note:  Although  no  other  submissions  were  received  there  was  considerable 
discussion  in  Group  3-d  about  possible  road  changes  in  the  Foxbar-Balmoral- 
Famham  area  as  follows; 

DISCUSSION  GROUP  3-d;  There  should  be  an  inner  traffic  circulation 
pattern.  One  end  of  Foxbar  Avenue  should  be  closed,  and  the  street 
connected  to  Balmoral  Avenue.  One  end  of  Balmoral  Avenue  and  the  other 
end  of  Farnham  should  also  be  closed,  and  an  interior  link  formed  between 
these.  Closings  would  still  permit  passage  of  fire  trucks.  Foxbar  Ave¬ 
nue  should  be  a  one-way  street  southbound.  Something  should  be  done 
about  speeding  traffic  in  any  event.  The  closing  of  parts  of  streets 
(as  proposed  in  the  group  discussion  by  some  residents)  should  not  be 
done.  Group  parking  areas  should  be  formed  to  help  solve  parking  problem. 
The  cemetery  should  be  used  for  parking. 

PARKS 

DISCUSSION  GROUP  3-c:  The  Rosehill  Reservoir  should  be  preserved  as  it 
is  now. 

MR.  SCROGGIE  (NO.  61) :  It  is  understood  that  the  reservoir  will  be 
deepened  and  extended  and  that  the  reservoir  will  be  roofed  over.  Objec¬ 
tion  is  made  to  this  by  local  residents  and  others  who  use  the  park.  The 
reservoir  was  fenced  off  at  the  beginning  of  the  War  and  attempts  by 
residents  since  to  have  the  fence  removed  have  met  with  failure.  Some¬ 
thing  should  be  done  to  permit  residents  to  use  the  footpath  at  the  top 
of  the  embankment  and  enjoy  the  view  of  this  small  lake.  The  water  has 
a  cooling  effect  on  the  surrounding  area,  which  is  desirable.  The 
reservoir  is  the  only  open  body  of  water  in  the  City  of  Toronto  and  to 
cover  it  over  at  great  cost  for  no  apparent  good  reason,  would  defeat 
the  objective  of  enhancing  the  beauty  of  the  area.  It  can  safely  be 
said  that  hundreds  of  citizens  would  agree  with  this  submission.  (Note: 
this  submission  was  addressed  to  Mr.  F.  G.  Gardiner,  Chairman  of  the 
Municipality  of  Metropolitan  Toronto,  and  a  copy  sent  to  the  Planning 
Board) . 


'•/> 


A 


s.  2  •'  • 


•••  1 


• : • 


Page  41. 


SECTION  VI  :  AREA  4  -  ARDWOLD  GATE  -  SOUTH  HILL 


DESCRIPTION  OF  THE  AREA 

HOME  OWNERS,  POPLAR  PLAINS  CRESCENT  (NO.  53):  The  Appraisal  is  incorrect  in 
stating  that  all  of  the  area  below  the  escarpment  is  older  than  that  above. 
Poplar  Plains  Crescent  was  part  of  the  Benvenuto  Estate  and  developed  later 
than  either  the  properties  north  of  the  escarpment  or  those  south  on 
Cottingham,  McMaster  and  Macpherson. 

RATHNELLY  RATEPAYERS*  ASSOCIATION  (NO.  55):  The  proposal  for  R.2  zoning  in 
the  Rathnelly  area  is  based  on  out  of  date  information.  The  area  has 
become  attractive  to  professional  and  managerial  families  and  50  dwellings 
have  been  remodelled  for  single  family  use. 

DISCUSSION  GROUP  4-d:  The  complete  study  should  be  redone.  There  should 
be  a  reappraisal  of  the  area,  for  the  proposals  are  based  on  outdated  (1951 
Census)  data. 

PROPOSED  ZONING 

1.  Poplar  Plains  Crescent  to  Macpherson  Avenue 

POPLAR  PLAINS  CRESCENT  HOME  OWNERS  (NO.  53):  On  Poplar  Plains  Crescent 
the  majority  of  properties  are  single  family,  modern  and  well  kept.  R.2 
zoning  does  not  suit  because  there  are  no  triplexes,  row  houses,  schools, 
boarding  houses  or  parking  stations.  Nearly  all  owners  are  in 
proprietary,  managerial  or  professional  occupations.  The  zoning  should 
be  changed  to  R.l  Zone  1  and  included  with  the  R.l  area  to  the  north  and 
west. 

DISCUSSION  GROUP  4-d:  The  proposed  R.2  district  on  Poplar  Plains 
Crescent  would  permit  boarding  houses  -  this  is  a  downgrading  of  the 
area.  (3  comments).  R.2  is  not  justified;  the  residents  prefer  R.l 
for  Poplar  Plains  Crescent.  Density  control  is  not  necessary  here. 

SOUTH  HILL  DISTRICT  ASSOCIATION  (NO.  62):  Poplar  Plains  Crescent  should 
be  zoned  either  R.1F  Zone  2  or  R.l  Zone  1. 

RATHNELLY  AREA  RATEPAYERS'  ASSOCIATION  (NO.  55):  The  area  between 
Poplar  Plains  Crescent  and  Macpherson  Avenue  should  be  zoned  R.1F  Zone 
2.  The  R.2  proposal  is  based  on  out  of  date  information.  The  change 
should  be  recognized  by  R.1F  zoning. 

B.C.D.  ASSOCIATION  (NO.  7):  The  proposed  R.2  Zone  2  area  for  the  section 
bounded  by  Cottingham,  Davenport  and  Poplar  Plains  is  acceptable. 

DISCUSSION  GROUP  4-c:  The  Cottingham-Boulton-Macpherson-Davenport  block 
should  be  R.4  to  permit  a  greater  density  of  apartments.  The  south 
side  of  Davenport  Road  should  be  R.2  not  C.2. 
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2.  South  of  St.  Clair  Avenue  to  Clarendon  Avenue,  Clarendon  Crescent  and 

Edmund  Avenue 


SOUTH  HILL  DISTRICT  ASSOCIATION  (NO.  62):  The  Association  supports  the 
proposal  for  R.1F  Zone  2  in  this  area.  Town  houses  are  suitable  for 
R.1F  areas  but  a  method  of  handling  garages  should  be  worked  out.  Lanes 
along  the  rear  property  lines  of  town  houses  should  not  be  permitted  nor 
should  garages  facing  to  the  rear  be  permitted.  The  south  boundary  of 
the  R.4  Zone  4  area  on  St.  Clair  Avenue  should  not  be  moved  further 
south. 

DISCUSSION  GROUP  4-a:  The  area  west  of  Avenue  Road  and  south  of 
St.  Clair  Avenue  should  be  R.l  instead  of  R.1F  or  R.1A.  (2  comments) 

ZONING  APPLICATIONS  -  KARL  HAHN  AND  OTHERS  -  NOS.  6,  8,  10,  12,  14,  16 
AND  18  LYNWOOD  AVENUE  AND  257  POPLAR  PLAINS  ROAD:  These  properties  on 
the  north  side  of  Lynwood  between  Avenue  Road  and  Poplar  Plains  should 
be  rezoned  R.4  Zone  4,  the  same  as  St.  Clair  Avenue.  The  commercial 
properties  on  St.  Clair  are  a  consant  annoyance  and  intrusion  of  privacy. 
The  size  of  houses  and  taxes  make  them  uneconomical  for  single  family 
use. 

MR.  CLEVELAND  (NO.  12):  No.  3  Clarendon  Avenue  should  be  included  in  the 
R.4  Zone  4  area  on  Avenue  Road.  The  zone  boundary  jogs  around  No.  3, 
the  property  is  situated  between  apartment  buildings  and  is  not  saleable 
for  R.1F  purposes. 

3.  Russell  Hill  Road,  South  of  Clarendon  Avenue  and  Boulton  Drive 

No  submissions. 

DISCUSSION  GROUP  4-c:  The  residents  are  opposed  to  any  'downgrading'  of 
Boulton  Drive.  They  wish  to  remain  R.l.  (The  Appraisal  proposed  that 
the  area  be  maintained  at  R.l). 

4.  Ardwold  Gate,  Glen  Edyth  Drive 

No  submissions  or  group  discussion  on  proposed  zoning. 

5.  Avenue  Road  Frontage 

THE  OWNERS,  WEST  SIDE  OF  AVENUE  ROAD,  NORTH  OF  BROWN  SCHOOL  AND  NOS. 

457,  459,  461  AVENUE  ROAD;  NOS.  6,  10  AND  54  FOXBAR  ROAD  (NO.  4)  AND 
DR.ORMISTOH  SMITH,  455  AVENUE  ROAD  (NO.  48):  This  section  of  Avenue 
Road  should  be  zoned  R.4A  rather  than  R.4.  The  east  side  of  Avenue  Road 
and  the  subject  properties  on  Foxbar  are  already  zoned  R.4A.  The  area 
is  well  suited  for  R.4A  uses.  Apartment  buildings  at  Zone  4  are  not 
economical  but  administrative  offices  at  this  ratio  will  permit  redevelop¬ 
ment  of  existing  dwellings.  The  widening  of  Avenue  Road  has  made  the 
area  unattractive  for  dwelling  purposes.  These  properties  have  been 
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kept  up  at  considerable  expanse  but  depreciation  threatens  and  owners 
will  not  be  able  to  recoup  their  purchase  price  under  the  R.4  zoning 
proposed. 

Architects'  plans  are  submitted  for  a  new  building  to  replace  a  branch 
of  the  Conservatory  of  Music  and  adjoining  residence  at  Nos.  460  and 
462  Avenue  Road.  The  new  building  would  include  space  for  the 
Conservatory  of  Music,  several  floors  of  doctors'  offices  and  several 
floors  of  apartments  in  a  six  storey  and  penthouse  combined  use 
building. 

DISCUSSION  GROUP  4-b:  The  R.4A  Z.4  area  on  the  east  side  of  Avenue  Road 
at  St.  Clair  Avenue  should  either  be  left  as  is  or  zoned  C.1A  L.3  Zone  4. 

ZONING  APPLICATION  -  CARVIL  ENTERPRISES  AND  OTHERS:  This  is  an  applica¬ 
tion  for  No.  160  Balmoral  (at  the  corner  of  Avenue  Road)  to  permit  the 
use  of  approximately  1800  square  feet  of  the  ground  floor  of  an  existing 
apartment  for  a  drug  store,  health  or  beauty  salon,  by  special  exemption 
or  by  rezoning  to  C.l. 

MR.  WEBBER  (NO.  69):  436  Avenue  Road  and  other  properties  should  be 

allowed  to  rebuild  for  apartments  at  3.5  times  the  area  of  the  lot.  The 
old  houses  will  not  be  rebuilt  unless  this  change  is  made. 

DISCUSSION  GROUP  4-b:  R.4  Z.4  should  be  uniform  along  both  sides  of 

Avenue  Road.  The  south-west  corner  of  Avenue  Road  and  Balmoral  Avenue 
should  be  permitted  a  density  of  3.5  as  existing  adjoining  properties 
have. 

MR.  PIERCE  (NO.  52):  Nos.  310,  312,  314  and  316  Avenue  Road  should  be 
rezoned  C.1A  L.4.  This  is  necessary  to  allow  substantial  buildings 
such  as  institutions,  offices  and  apartments,  none  of  which  are  permitted 
by  the  proposed  R.3  Zone  3.  Further,  the  depth  of  the  zone  should  be 
increased  by  including  some  properties  facing  the  abutting  side  streets. 
Avenue  Road  is  unsuitable  for  ordinary  residences  or  small  multiples 
because  of  the  effects  of  the  widening  of  Avenue  Road. 

FOSTER  ADVERTISING  (NO.  21):  The  Avenue  Road  frontage  between  Alcorn 
Avenue  and  Cottingham  Street  should  be  rezoned  from  the  present  R.4  to 
R.4A  and  not  to  R.3  as  proposed  in  the  Appraisal.  The  Company  wishes 
to  build  a  new  building  at  the  corner  of  Avenue  Road  and  Alcorn  Avenue. 

It  already  has  an  office  building  at  149  Alcorn  with  the  building  being 
erected  in  1951  and  an  additional  floor  in  1958.  The  proposed  Zone  3 
would  be  satisfactory  for  the  size  of  building  proposed.  The  Company 
has  purchased  a  number  of  properties  in  the  area  for  this  purpose.  In 
this  block  there  are  few  single  family  uses  and  many  non-conforming  ones. 
Nearly  all  of  the  properties  are  deteriorating  and  ready  for  development. 
The  character  of  Avenue  Road  precludes  its  use  for  apartments,  shops  or 
other  similar  uses.  Parking  would  be  provided  in  a  lot  off  Alvorn 
Avenue.  The  proposed  building  would  stabilize  this  section  of  Avenue 
Road  and  eliminate  the  pressure  from  shops. 
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6.  Publicly-owned  Land 

No  submissions,  and  no  comments  at  the  group  discussions,  on  the  proposals 
to  zone  certain  publicly-owned  lands  "G". 

AVENUE  ROAD  SHOPPING  CENTR.7. 

DISCUSSION  GROUP  4-d:  A  formal  motion  was  put  and  carried  that  homeowners 
in  the  area  of  the  proposed  Avenue  Road  Shopping  Centre  are  opposed  to  the 
zoning  proposals  of  the  City  cf  Toronto  Planning  Board. 

ALICE  CURTIS  AND  GRACE  POMEROY  (NO.  13):  263  Avenue  Road  is  part  of  the 

proposed  commercial  area.  It  has  been  in  the  family  50  years.  The 
shopping  plaza  is  not  wanted  and  the  property  will  not  be  sold  for  this 
purpose. 

RATHNELLY  AREA  ASSOCIATION  (NO.  55):  The  plaza  would  be  attractive  but  out 
of  scale  for  the  neighbourhood.  There  are  sufficient  commercial  facilities 
within  easy  distance  and  no  local  need  for  further  development.  The  plaza 
would  affect  the  use  of  Avenue  Road  as  an  artery  and  would  generate  from 
100  to  200  vehicles  per  hour  cn  the  residential  streets.  Development  of 
this  kind  should  take  place  south  of  the  railway  on  Dupont  Street. 

DISCUSSION  GROUP  4-d:  The  shopping  plaza  is  not  needed.  (Tenor  of  many 
remarks).  The  proposal  for  the  shopping  centre  indicates  the  City  of 
Toronto  Planning  Board  is  not  concerned  with  safety  for  children.  The 
City  Planning  Board  consulted  only  the  merchants  and  not  the  residents  in 
regard  to  the  shopping  centre. 

AVENUE  ROAD -MACPHERSON  MERCHANTS'  ASSOCIATION  (NO.  5):  The  Association 
proposes  to  develop  this  shopping  centre  as  outlined  in  the  Appraisal  and 
earlier  Planning  Board  reports.  The  centre  is  needed  because  Avenue  Road 
businesses  have  been  isolated  from  contact  because  of  road  widening,  the 
loss  of  7  feet  from  the  fronts  cf  stores  and  the  depressing  of  the  road  4 
feet  below  sidewalk  level  with  a  railing  on  the  edge  of  the  sidewalk. 

McMaster  and  Macpherson  have  bes.i  made  one  way  increasing  the  difficulty  of 
access.  Business  losses  amount  to  50  and  40  per  cent  decreases  in  cash  and 
carry  trade.  This  will  continue  and  degeneration  of  the  properties  will 
occur  unless  the  proposed  shopping  centre  is  built. 

There  are  difficult  financial  problems.  The  Association  proposes  to 
develop  the  centre  subject  to  certain  conditions: 

-  Expropriation  of  three  houses  on  IlcMaster  and  three  on  Macpherson 
at  a  cost  not  exceeding  $1°0,000. 

-  The  merchants  to  sell  the  most  westerly  45  feet  of  their  land  to 
the  developing  agency  at  a  total  price  not  more  than  $65,000.  This 
will  involve  City  expropriation  of  approximately  15  per  cent  of  the 
area;  the  other  owners  arc  agreed  to  the  price. 
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-  The  new  addition  to  the  centre  should  contain  15,000  square  feet 
on  the  main  floor  and  5,000  on  the  second  floor.  Cost  of 
construction  including  parking  area  not  to  exceed  $225,000  with 
all  costs  and  including  all  fees  not  to  exceed  $439,000. 

-  Macpherson  Avenue  be  closed  at  Avenue  Road  and  the  closed  portion 
made  available  to  the  centre  rent  free  for  parking. 

Merely  to  develop  parking  at  the  rear  of  the  stores  is  not  a  good 
solution.  These  improvements  would  be  put  on  a  local  improvement  basis  and 
businesses  could  not  carry  on  under  the  additional  financial  burden.  To 
recapture  lost  business  there  must  be  new  stores  to  create  a  balanced  centre 
and  compensate  for  the  loss  of  attraction  which  the  area  has  suffered  as  a 
result  of  demolitions  to  the  south  on  Avenue  Road.  Before  the  widening  of 
Avenue  Road  there  were  23  stores;  under  the  proposals  there  would  be  a 
maximum  of  13. 

DISCUSSION  GROUP  4-d:  The  railway  separates  the  shops  removed  and  those 
remaining  -  expansion  of  the  latter  will  not  make  up  for  loss  of  the  former. 
Storekeepers  feel  they  serve  a  definite  need.  (3  comments).  The  merchants 
need  some  help  in  making  their  stores  attractive  to  shopping;  therefore 
parking  should  be  at  the  rear. 

THE  ROAD  SYSTEM  IN  AREA  4 

B.C.D.  ASSOCIATION  (NO.  7):  Emergency  measures  are  needed  to  eliminate  the 
pedestrian  hazard  at  Davenport  Road  and  Dupont.  Even  with  the  three-phase 
signal  and  policeman  on  duty  the  pedestrian  often  finds  it  impossible.  The 
same  problem  occurs  at  the  intersection  of  Macpherson-Davenport-Poplar 
Plains  and  Boulton  Drive.  A  solution  should  be  developed  for  these  inter¬ 
sections. 

Heavy  trucks  should  be  prohibited  along  Davenport  from  Bathurst  Street 
to  the  intersection  with  Dupont  and  left  turns  should  be  prohibited  at  the 
above  intersection  at  all  times.  These  problems  require  some  immediate 
solution  because  it  will  be  years  before  the  St.  George  Extension  or 
Crosstown  Expressway  proposals  will  be  settled  or  built. 

RATHNELLY  AREA  ASSOCIATION  (NO.  55):  Macpherson  Avenue  should  be  one-way 
westbound  to  discourage  heavy  truck  traffic  on  Macpherson,  Rathnelly  and 
McMaster.  A  definite  plan  should  be  worked  out  to  improve  the  Poplar  Plains- 
Davenp or t -Dupont  and  Macpherson  intersection  complex. 

DISCUSSION  GROUP  4-c:  The  Davenport-Dupont  intersection  needs  improvement 
badly.  Extending  St.  George  Street  to  Macpherson  would  help.  Several 
intersections  are  dangerous  and  should  be  improved.  The  residents  are 
strongly  opposed  to  the  extension  of  St.  George  Street  because  of  the  dis¬ 
ruption  it  will  cause.  Permitting  parking  on  both  sides  of  Poplar  Plains  Rd. 
would  have  the  desired  effect  of  reducing  traffic. 
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MRS.  OLIVER  (NO.  45):  Traffic  on  Lynwood  Avenue  is  bad.  The  street  is 
used  to  avoid  traffic  lights  at  Avenue  Road  and  St.  Clair.  The  condition 
of  the  road  is  bad  and  there  is  a  parking  problem. 
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SECTION  VII  -  AREA  5  -  DAVENPORT  ROAD 

EXISTING  CONDITIONS 


No  submissions. 

DISCUSSION  GROUP  5-B:  The  area  is  no  longer  suitable  for  industry  - 
industries  are  moving  out. 

DISCUSSION  GROUP  5-a:  The  statistics  are  incorrect.  The  1961  Census 
would  give  a  different  and  truer  picture.  (2  comments)  The  trend  is  for 
industry  to  move  out  of  the  area,  rather  than  in.  (3  comments)  The 
ground  conditions  are  unsuited  to  heavy  industrial  operations. 

PROPOSED  ZONING 

CASA  LOMA  -  WELLS  HILL  RATEPAYERS  (NO.  9):  Area  5  should  be  zoned 
commercially  rather  than  industrial.  Zoning  of  C.1A  L.3  Zone  4  is 
recommended.  This  would  support  the  residential  character  of  the  Casa 
Loma-Wells  Hill  area.  This  is  a  good  area  for  commerce  and  the  important 
trade  centres  further  south  and  downtown  should  have  room  to  expand  here. 

DISCUSSION  GROUP  5-a:  The  residents  south  of  Davenport  wish  to  remain. 

The  houses  in  the  area  south  and  east  from  Davenport  Road  and  Bathurst 
Street  will  be  adversely  affected  by  being  between  Davenport  Road  and  the 
Expressway. 

The  zoning  of  one  side  of  Dartnell  Avenue  industrial  and  the  other  side 
residential  is  to  the  detriment  of  the  residential  properties. 

Either  the  industries  or  the  residences  south  of  Davenport  Road  will  have 
to  go.  Industries  will  not  locate  without  rail  access.  The  Expressway 
will  hasten  the  outward  move  of  industry.  (2  comments) 

DISCUSSION  GROUP  5-b:  Industrial  use  has  adverse  effects  on  adjacent 
housing. 

DISCUSSION  GROUP  6-c:  The  industries  south  of  Davenport  Road  are  not 
desirable  as  neighbours  ;  they  do  not  provide  enough  parking;  they  should 
move  out.  Commercial  development  and  offices  would  be  preferable  to  the 
industries. 

MACHINE  PRODUCTS  (NO.  34):  The  Company  has  used  No.  2  Dartnell  Ave.  indus¬ 
trially  for  the  last  6  years  and  it  should  be  included  in  the  industrial  area. 

MR.  HUTCHISON  (NO.  26):  Nos.  4  and  6  Dartnell  Ave.  should  be  included  in  the 
industrial  zone.  The  land  use  map  in  the  Appraisal  should  have  shown  these 
properties  as  industrial  use.  No.  4  Dartnell  was  once  used  as  a  warehouse 
but  was  reconverted  to  a  dwelling  in  1958.  However,  No.  6  is  a  one  storey 
masonry  workshop  used  by  a  carpenter  contractor.  The  rear  20  feet  of  Nos.  4 
and  6  are  owned  and  occupied  by  Machine  Products.  (See  previous  submission 
by  Machine  Products). 
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DISCUSSION  GROUP  5-B:  The  whole  area  south  of  Davenport  Road  should  be 
industrial  to  encourage  comprehensive  development.  Industrial  traffic 
makes  all  the  present  residential  streets  unsuited  for  residential  use. 

The  C.2  district  on  the  east  side  of  Bathurst  Street  should  include  more 
properties. 

DISCUSSION  GROUP  6-c:  The  industries  were  located  south  of  Davenport  Road 
before  the  residences  on  the  hill  were  constructed  and  have  a  right  to 
remain. 

DISCUSSION  GROUP  5-a:  If  the  Expressway  is  on  structure,  it  will  interfere 
with  the  industries  in  the  area. 

DISCUSSION  GROUP  5-b:  The  uncertain  status  of  the  expressways  has  been  a 
handicap  to  property  owners  in  the  area. 

DISCUSSION  GROUP  5-a:  The  industrial  areas  will  have  no  direct  access  to 
the  Expressway  which  then  will  be  of  not  much  use. 

STANDARD  REFRIGERATION  CO.  (NO.  63):  Nos.  653  and  649  Davenport  Road  are 
used  for  the  Company's  refrigeration  business.  The  area  should  be  rezoned 
commercially  so  that  the  business  may  become  a  legal  and  conforming  use. 

DISCUSSION  GROUP  5-b:  More  restrictive  zoning  as  proposed  is  unnecessary 
to  protect  the  residential  pocket  from  new  residential  building.  Such 
restricted  zoning  is  undesirable  for  the  north  side  of  Davenport  Road. 

DISCUSSION  GROUP  5-a:  The  north  side  of  Davenport  Road  should  be  kept  as 
an  apartment  area. 

ZONING  APPLICATION  -  HILLCREST  HOSPITAL:  This  is  an  application  to  rezone 
the  north-east  corner  of  Bathurst  Street  and  Davenport  Road  from  R.4  to  C.l 
to  permit  the  erection  of  a  service  station. 

ROAD  IMPROVEMENTS 


No  submissions,  but  see  comments  re  access  to  Crosstown  Expressway, 
above. 

PARKS 


No  submissions. 

DISCUSSION  GROUP  5-a:  Cawthra  Playground  should  be  retained  even  if  it  is 
no  longer  used  as  a  children's  playground. 
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SECTION  VIII  -  AREA  6  :  CASA  LOMA  -  WELLS  HILL 
DESCRIPTION  OF  THE  AREA 

CASA  LOMA  -  WELLS  HILL  ASSOCIATION  (NO.  9):  Nearly  all  parts  of  Area  6  have 
become  outmoded  for  single  family  use  in  the  last  15  -  20  years.  The  only 
exception  is  Lyndhurst  Court. 

DISCUSSION  GROUP  6-e:  Rooming  houses  are  ruining  the  area.  Parked  cars  are 
causing  deterioration. 

MR.  IMRIE  (NO.  27):  The  area  bounded  by  Bathurst,  Melgund,  Hilton  &  St.  Clair 
suffers  from  proximity  to  the  commercial  district  on  Bathurst  and  St.  Clair  in 
the  same  way  that  the  properties  adjacent  to  Yonge  and  St.  Clair  suffer. 

PROPOSED  ZONING 

CASA  LOMA  -  WELLS  HILL  ASSOCIATION  (NO.  9):  With  the  exception  of  Lyndhurst 
Court  and  the  north  side  of  Davenport  Road,  the  remaining  residential  areas 
should  be  zoned  R.2  Zone  4.  Lyndhurst  Court  should  be  zoned  R.l  Zone  1  and 
the  proposed  zoning  of  Davenport  Road  R.2  Zone  3  is  acceptable.  The  area  is 
the  best  in  Toronto  for  high  class  apartments.  It  is  isolated  from  noise 
and  commerce,  has  magnificent  views,  good  access  and  transportation.  The 
proposed  R.1F  would  permit  semi-detached  houses,  town  houses  and  row  houses, 
which  are  only  suitable  for  lower  living  areas.  Existing  houses  would  be 
converted  or  made  into  rooming  houses  with  absentee  owners. 

Note:  The  Association's  Supplementary  Submission  suggesting  revised 

regulations  for  R.2  Districts  was  presented  earlier  in  the  section  of 
this  appendix  dealing  with  "Submission  and  Comments  of  a  General  Nature". 

MR.  IMRIE  (NO.  27):  Nos.  146-152  Hilton  Avenue  and  the  whole  block  bounded 
by  Bathurst,  Melgund,  Hilton  and  St.  Clair  should  be  zoned  R.4A  Zone  4, 
for  offices,  apartments  and  related  uses.  If  this  is  not  possible  some  form 
of  Zone  4  density  should  be  permitted.  The  area  has  the  same  attributes  as 
the  Yonge  -  St.  Clair  Centre  where  offices  and  high  density  apartments  are 
proposed  and  to  some  extend  has  additional  advantages  over  the  latter. 
Consideration  should  be  given  to  developing  a  shopping  mall  at  Bathurst  in 
a  manner  similar  to  the  Yonge  -  St.  Clair  Centre  proposals. 

MR.  MURPHY  (NO.  41):  The  Ratepayers  Association  is  proposing  to  permit  high 
rise  apartments  but  this  should  not  be  allowed.  Instead  the  area  east  of 
Lyndhurst  to  Spadina  could  be  rezoned  R.1A  Zone  3,  Hilton  Avenue  R.2  Zone  3 
(as  proposed  in  the  Appraisal)  and  the  balance  of  R.1F  Zone  2  as  proposed  in 
the  Appraisal.  The  R.1A  Zone  3  area  west  of  Spadina  is  larger  than  proposed 
in  the  Appraisal  because  the  expressway  connections  will  affect  Walmer  Road. 

DISCUSSION  GROUP  6-d:  The  area  should  be  preserved.  The  residential  charac> 
ter  of  the  area  is  being  upset  by  the  traffic  and  rooming  houses  which  are 
invading  and  which  should  be  kept  out. 
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DISCUSSION  GROUP  6-e:  Duplexes,  double  duplexes  and  apartments  should  be 
prohibited.  Strict  controls  against  apartments  would  enable  area  to  be 
preserved.  People  can' t  afford  to  keep  up  the  big  houses.  Better  to  per¬ 
mit  some  roomers  to  help  pay  for  upkeep. 

DISCUSSION  GROUP  6-e:  City  by-laws  regarding  rooming  houses  should  be 
enforced. 

DISCUSSION  GROUP  6-d:  A  formal  motion  was  passed  (53  to  1)  to  the  effect 
that:  The  present  property  bounded  by  the  east  side  of  Lyndhurst  to  the 
west  side  of  Spadina  Road,  from  Austin  Terrace  to  the  Nordbeimer  Ravine 
should  be  rezoned  to  permit  high-rise  apartments  -  this  to  be  effective 
at  such  time  as  either  or  both  the  rapid  transit  system  or  the  expressway 
are  put  through  the  area  either  in  tunnel  or  open  cut. 

DISCUSSION  GROUP  6-c:  Residents  who  want  single  family  homes  should  move 
farther  out  and  leave  the  inner  areas  for  multiple  forms  of  housing. 
Excessive  taxes  are  causing  poor  maintenance  and  deterioration.  (3  comments) 
The  City  does  not  maintain  its  own  properties  properly  but  expects  private 
citizens  to  do  so.  Apartments  and  rooming  houses  should  be  taxed  at  a 
higher  rate. 

High  taxes  force  the  building  of  apartments;  the  cost  of  converting 
dwelling  houses  is  prohibitively  high;  conversion  of  old  houses  is  not 
feasible  because  tenants  are  hard  to  find. 

Town  houses  are  undesirable,  a  cheap  form  of  housing  used  only  where  cities 
are  overcrowded. 

Town  houses  are  a  good  idea,  but  at  present  are  unrecognized  in  Toronto. 
Houses  should  not  be  rezoned  at  the  expense  of  many  to  let  a  few  make  a 
profit. 

ZONING  APPLICATION  -  HRS.  SPITZER  :  This  is  an  application  to  rezone  No. 
1357  Bathurst  Street,  being  the  north-east  corner  of  Bathurst  Street  and 
Nina  Avenue,  from  R.4  V.l  to  C.l  V.l  to  permit  the  existing  house  to  be 
used  for  retail  commercial  purposes.  The  property  has  30  feet  of  frontage 
on  Nina  Avenue  and  100  feet  of  frontage  on  Bathurst  Street. 

DISCUSSION  GROUP  6-c:  The  north-east  corner  of  Bathurst  Street  and  Nina 
Avenue  should  be  commercial;  Bathurst  Street  should  be  zoned  to  permit 
commercial  uses  south  of  Nina  Street. 

ZONING  APPLICATION  -  HILLCREST  CONVALESCENT  HOSPITAL  :  This  is  an  applica¬ 
tion  to  rezone  the  north-east  corner  of  Bathurst  Street  and  Davenport  Road 
from  R.4  to  C.l  to  permit  the  erection  of  a  service  station  on  an  area 
approximately  196  feet  by  140  feet. 

ROAD  SYSTEMS;  PARKS;  SCHOOLS. 

DISCUSSION  GROUP  6-d:  Something  should  be  done  about  congestion  at  St. 

Clair  -  Bathurst  intersection.  The  increased  traffic  on  Lyndhurst  Avenue 
is  a  problem.  Russell  Hill  Drive,  an  unpaved  lane,  is  used  as  a  thorough¬ 
fare  and  should  be  paved. 
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DISCUSSION  GROUP  6-c:  Parking  resulting  from  commercial  development  has 
infiltrated  area.  Something  should  be  done  to  alleviate  this.  (3  comments) 

DISCUSSION  GROUP  6-e:  Hillcrest  hospital  should  provide  adequate  parking. 
Enforcement  of  by-laws  would  help  to  ease  parking  problem.  Streets 
cannot  be  cleaned  properly,  because  of  the  parking. 

Note:  Comments  made  in  Area  6  groups  concerning  Ravine  development  and 
preservation  of  ravine  were  presented  in  the  section  of  the  Appendix 
dealing  with  Expressway,  Parks  and  Schools  in  general. 
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DEER  PARK  PLANNING  DISTRICT  APPRAISAL 


SUPPLEMENTARY  REPORT 


APPENDIX  II 


SUBMISSIONS  RECEIVED  AS  LISTED  IN  SEPARATE  BOOKLET 
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Page  1 


No.  Name  and  Address  Page 


1.  Anonymous  -  St.  Clair  and  Deer  Park  Crescent  1. 

2.  Ardiel  Advertising  Agency,  4  Lawton  Boulevard,  Toronto  1. 

3.  Arnoldi,  Mr.  E.  F.,  20  Gormley  Avenue,  Toronto  3. 

4.  Avenue  Road,  south  of  St.  Clair 

per  Cornish  &  Murphy,  372  Bay  St.,  Toronto  4. 

5.  Avenue  Road-Macpherson  Merchants'  Associates, 

per  Mrs.  G.  A.  Christian,  278  Avenue  Rd. ,  Toronto  6. 

6.  Bassett,  Mr.  Albert  E. ,  123  Warren  Rd.,  Toronto  11. 

7.  Boulton  Drive,  Cottingham  &  Davenport  Rd.  Owners  Assoc. 

per  Mr.  G.  F.  Coatta,  384  Davenport  Rd.,  Toronto  7  12. 

8.  Canadian  Business  Service  Limited 

per  Mr.  George  C.  Armstrong,  55  York  St.,  Toronto  14. 

9.  Casa  Loma-Wells  Hill  Ratepayers  Association 

per  Mrs.  S.  Rappaport,  85  Lyndhurst  Ave.,  Toronto  17 . 

10.  Chambers,  Mr.  F.  W. ,  1650  Yonge  St.,  Toronto  19. 

11.  Chartered  Trust  Company 

per  Mr.  H.  E.  Langford,  34  King  St.  W, ,  Toronto  20. 

12.  Cleveland,  Mr.  J.  B.,  3  Clarendon  Avenue,  Toronto  21. 

13.  Curtis,  Miss  Alice  E.  &  Miss  Grace  E.  Pomeroy,  268 

Avenue  Road,  Toronto  21. 

14.  D'Aoust,  Mr.  L.,  116  Birch  Avenue,  Toronto  22. 

15.  Davidson,  Mr.  Edward  M. ,  Chairman,  Board  of  Education, 

155  College  Street,  Toronto  22. 

16.  Deer  Park  Development  &  Financial  Company  Ltd. 

per  Armstrong,  Kemp,  Young  &  Burrows,  372  Bay 

St.,  Toronto  23. 

17.  Deer  Park  Residents  Association 

per  Payton,  Biggs  &  Graham,  250  University  Avenue, 

Toronto  25. 

18.  Dennis,  Mr.  Reuben  R. ,  2944  Yonge  St.,  Toronto  46. 

19.  Easser,  Mr.  &  Mrs.  P.,  353  Walmer  Rd.,  Toronto  47. 

20.  Fedeski,  Mr.  D.  W. ,  103  Heath  St.  W. ,  Toronto  47. 

21.  Foster  Advertising  Company  Limited 

per  Cornish  &  Murphy,  372  Bay  St.,  Toronto  50. 

22.  Fraser,  Miss  Mary,  110  Birch  Avenue,  Toronto  52. 

23.  Garfunkel,  Mr.  C.  J.,  2701  Eglinton  Avenue  W. ,  Toronto  54. 

24.  Garnett,  Mr.  &  Mrs.  R. ,  and  53  petitioners 

per  42  Walker  Avenue,  Toronto  56. 

25.  Harris,  Dr.  R.  I.,  F.R.C.S.,  75  Forest  Hill  Rd.,  Toronto  58. 

26.  Hutchison,  Mr.  Wesley  J. ,  4666  Dundas  St.  W. ,  Toronto  60. 

27.  Imrie,  Mr.  J.  W.,  264  Millwood  Road,  Toronto  62. 

28.  James,  Mr.  R.  W.  F.,  29  Lonsdale  Road,  Toronto  64. 

29.  Keightley,  Mrs.  B.,  140  Balmoral  Avenue,  Toronto  67. 

30.  Kilmer,  Mr.  C.  E. ,  137  Lonsdale  Road,  Toronto  67. 

31.  Lane,  Mrs.  F .  E. ,  and  131  petitioners 

per  72  Delisle  Avenue,  Toronto  69 . 

32.  Lipman,  Dr.  Daniel,  34  Strathearn  Blvd. ,  Toronto  10  75. 

33.  Little,  Dr.  O.J.S.,  M.B.,  62  St.  Clair  Ave.  E. ,  Toronto  76. 
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No.  Name  and  Address  Page 

34.  Machine  Products 

per  Mr.  J.  Mackay,  2  Dartnell  Ave.,  Toronto  77. 

35.  Maguire  Contracting  Co.  Ltd.,  26  Birch  Avenue 

per  McNish  &  McNish,  75  Eglinton  Ave.  E. ,  Toronto  78. 

36.  Merry,  Mr.  R.  E. ,  275  Russell  Hill  Road,  Toronto  79. 

37.  Morlock,  Mr.  W.  S.,  15  Forest  Hill  Road,  Toronto  80. 

38.  Morris,  Mr.  Albert  and  3  petitioners 

per  16  Deer  Park  Crescent,  Toronto  83, 

39.  Municipal  Planning  Consultants,  64  St.  Clair  E.,  Toronto 

per  Mr.  Derek  J.  W.  Little,  P.  Eng.  84. 

40.  Murphy,  Mrs.,  107  Alcorn  Avenue,  Toronto  85, 

41.  Murphy,  Mr.  T.  G. ,  71  Wells  Hill  Ave.,  Toronto  86, 

42.  Noble,  Mr.  Warwick  H. ,  Q.C.,  80  Richmond  St.  W. ,  Toronto  88. 

43.  Nordheimer,  Mrs.  D.,  16  Oriole  Gardens,  Toronto  91. 

44.  North  Hill  District  Homer  Owners  Association 

per  Mr.  Peter  B.  Bell,  Bell  &  Bell,  320  Bay  St., 

Toronto  94. 

45.  Oliver,  Mrs.  J.  0.,  15  Lynwood  Avenue,  Toronto  101, 

46.  Ontario  Hospital  Association,  Avenue  Rd.  &  St.  Clair 

per  Cornish  &  Murphy,  372  Bay  St.,  Toronto  101, 

47.  Oriole  Road  -  8  property  owners  west  side  of  Oriole  Rd. 

per  Mrs.  Joan  Jordan  Gage,  16-20  Oriole  Rd.,  Toronto  103, 

48.  Ormis ton -Smith,  Dr.  T.,  455  Avenue  Road,  Toronto  106, 

49.  Park,  Mr.  R.  E.  &  Mr.  A.  J.  Cormack,  48  Del isle  Avenue, 

Toronto  108, 

50.  Peckham,  Mr.  J.  M. ,  251  Glenrose  Ave.,  Toronto  109, 

51.  Perini  Limited,  49  Jackes  Avenue 

per  Mr.  R.  D.  Garland,  Assistant  Secretary  110, 

52.  Peirce,  Mr.  F.  A.  and  3  other  owners 

314  Avenue  Road,  Toronto  112, 

53.  Poplar  Plains  Crescent  (approximately  40  signatures) 

per  Mr.  C.  John  Cannon,  8  King  Street  E. ,  Toronto  113, 

54.  Pratt,  Mr.  Henry,  25  Morgan  Avenue,  Thornhill,  Ont.  116, 

55.  Rathnelly  Area  Ratepayers  Association 

per  Prof.  James  H.  Acland,  223  Cottingham  St., 

Toronto  116, 

56.  Rodney,  Mr.  Paul  B.,  for  7  petitioners 

per  71  Lawton  Boulevard,  Toronto  122. 

57.  Rous,  Mr.  &  Mrs.  H.L.,  29  Oriole  Road,  Toronto  124, 

58.  Royce,  Mr.  James  C.,  602  Avenue  Road 

per  McMaster,  Montgomery  &  Co,,  133  Richmond 

St.  W, ,  Toronto  126. 

59.  Samis,  Dr.  T.  Tweed,  88  Warren  Road 

per  Cornish  &  Murphy,  372  Bay  St.,  Toronto  127. 

60.  Saunders,  Mr.  G.  L. ,  77  York  Street,  Toronto  128. 

61.  Scroggie,  Mr.  George  T. ,  Q.C.,  85  Richmond  W.,  Toronto  130. 

62.  South  Hill  District  Home  Owners  Association 

per  Mr.  M.  Glassco,  President,  8  King  E. ,  Toronto  132. 

63.  Standard  Refrigeration  Company 

per  Mr.  D.  Freeman,  B.A.,  653  Davenport  Rd. ,  Toronto  133. 
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64.  Steele,  Mr.  C.  W. ,  28  Oriole  Road,  Toronto  133. 

65.  Stockey,  Mr.  Charles  W.,  for  owners  of  property  on 

Wood lawn  Avenue 

per  95  Wellesley  Avenue  East,  Toronto  140. 

66.  Stren,  Mrs.  M.  J.,  Mrs.  F.  Rysels  &  Mr.  C.  Levenstein, 

per  Wilf  Royle  Real  Estate,  2701  Eglinton  Ave.  W. , 

Toronto  141. 

67.  United  Cigar  Stores  Limited,  59  Richmond  St.  W.,  Toronto 

per  Mr,  F,  P,  Shaw,  Vice-President  141. 

68.  Walker,  Mr.  &  Mrs.  Douglas  S.,  41  Walker  Ave.,  Toronto  143. 

69.  Webber,  Mr.  Roy  H. ,  15  Alcorn  Avenue,  Toronto  144. 

70.  Yonge  &  St.  Clair  Business  Association 

per  Mr,  George  Richardson,  Toronto-Dominion  Bank, 

Yonge  Street  -  St.  Clair  Branch,  Toronto  145. 
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AREA  1  -  MEETING,  APRIL  11,  1961 


PANEL  MEMBERS 

DISCUSSION  GROUP  CHAIRMEN 

Mr.  S.  Ur quart 

Mr.  Paul  Martel 

Alderman  Mrs.  Margaret  Campbell, 

Q.C.  Mr.  John  M.  Bolton 

Mr.  R.  F.  Armstrong 

Mr.  S.  Lanskail 

Mr.  J.  Cira 

Prof.  G‘.  W.  Brown 

Mr.  J.  H.  Feeley 

Mr.  Taylor 

PARTICIPANTS 

NAME 

ADDRESS 

Ardiel,  R.  E. 

4  Lawton  Boulevard 

Armstrong,  R.  M. 

17  Alvin  Avenue 

Armstrong,  Mr. 

25  Alvin  Avenue 

Armstrong,  D.  G. 

50  Farnham  Avenue 

Blanchard,  J. 

51  Heath  Street  East 

Bott,  Dr. 

44  Rosehill  Avenue 

Cameron,  Mr. 

Cameron-Jef fries  Ltd.,  1495  Yonge 

St. 

Campbell,  H.  C. 

Public  Libraries,  College  &  St.  George  Sts 

Car  thy,  W.  C. 

6  Lawton  Boulevard 

Cheshire,  W.  G. 

55  Pleasant  Boulevard 

Donnell,  0. 

41  Rosehill  Avenue 

Feeley,  Mr. 

Feeley  Insurance  &  Real  Estate 

74  Pleasant  Boulevard 

Farmer,  Rev.  C.  V. 

43  Heath  Street  East 

FitzMaurice,  M.  D. 

48  Heath  Street  East 

Foskett,  Mrs.  H. 

60  Alvin  Avenue 

Fryer,  Mrs.  G. 

58  Arbutus  Avenue 

Garfunkel,  C.  J. 

2701  Eglinton  Avenue  West 

Green,  Gertrude 

57  Heath  Street  East 

Hall,  Murray 

22  Woodlawn  Avenue  East 

Harrison,  Mrs.  T. 

76  Rosehill  Avenue 

Hastie,  Lt.  Col.  Wm. 

52  Rosehill  Avenue 

Hutchins,  Mrs. 

36  Glen  Elm  Avenue 

James,  R.  W.  F. 

29  Lonsdale  Road 

Kirkham,  Dr.  F.  R. 

12  Lawton  Boulevard 

Legg,  Mrs.  Laura 

No  address  given. 

Macpherson,  Mrs. 

21  Wilber ton  Avenue 

Mann ,  Mrs. 

61  Alvin  Avenue 

McLaughlin,  Mr. 

Mill,  Mr.,  lawyer  for  Miss 

Chartered  Trust  Co.,  20  St.  Clair 

Ave.  W. 

E.  Bray 

68  Rosehill  Avenue 

Morrison,  Mrs.  Elizabeth 

42  St.  Clair  Avenue  East 

Nixon,  W.  H. 

5  Alvin  Avenue 

Percy,  R. 

50  Heath  Street  East 

Robertson,  Norman 

6  Rose  Park  Crescent 

Scambel,  Bill,  for  Mr.  Reid 

87  Pleasant  Boulevard 

Shaw,  F.P.,  United  Cigar  Stores 

59  Richmond  Street  East 
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Area  1  -  Cont'd 


NAME 


ADDRESS 


Sims,  Mrs. 
Steele,  C.  W. 
Stockey,  Mr. 
Swan,  Mr. 
Tractor,  Mr. 
Waldon,  Mr. 
Walker,  J.  R. 
War dr op,  T.  A. 
Wright,  Mrs. 
Zone,  Mr. 


18  Avoca  Avenue 

28  Oriole  Road 

398  St.  Clair  Avenue  East  property 

41  Alvin  Avenue 

2224  St.  Clair  Avenue  East 

32  Ferndale  Avenue 

64  Alvin  Avenue 

46  Oriole  Gardens 

18  Pleasant  Boulevard 

29  Pleasant  Boulevard 


AREA  2A  -  MEETING,  MARCH  16,  1961 


PANEL  MEMBERS 

Mr.  H.  Cassels,  Jr. 

Mrs.  K.  Cragg 
Alderman  William  L.  Archer 
Alderman  Charles  Tidy 
Mr.  C.  W.  Steele 

NAME 

Berick,  Mr. 

Bunting,  Miss  M. 

Cormack,  A.  J. 

Day,  Mrs. 

Fedeski,  Mr. 

Ferguson,  Mrs.  J.  S. 
Garfunkel,  C.  J. 

Goldman,  Harry 
Gordon,  Mrs. 

Grieve,  Mr. 

Hobrock,  Anne 
Ignatieff,  Mrs. 

Ingells,  Mr.  G. ,  employee, 
Bank  of  Canada 

James,  R.  H. 

Jeffries,  Mrs.  H. 

Kelly,  Mrs.,  Rep  of 
Kiely,  Mrs.  John 
Kirkham,  Mrs. 

Lane,  Mr.  &  Mrs. 

Lound,  Mrs.  H.  M. 

Maybee,  Mr. 


DISCUSSION  GROUP  CHAIRMEN 

Mr.  E.  M.  Lee,  Q.C. 

.  Mrs  C.  B.  Macpherson 
Mr.  A.  Nobleston 
Mr.  A.  W.  Gillespie 
Dr.  F.  R.  Kirkham 

ADDRESS 

Oriole  Investments 
1  Lawton  Boulevard 

48  Delisle  Avenue 
Gormley  Avenue 

103  Heath  Street  West 
22  Oxton  Road 

c/o  Wilf  Royle  Real  Estate 
2701  Eglinton  Avenue  West 
60  Oriole  Road 
122  Lawton  Boulevard 
Wilberton  Road 

43  Oriole  Road 
82  Oriole  Road 

111  St.  Clair  Avenue  West 

44  Lonsdale  Road 
122  Lawton  Boulevard 
10  Deer  Park  Crescent 
26  Oriole  Gardens 

12  Lawton  Boulevard 
72  Delisle  Avenue 

49  Oriole  Gardens 
150  Balmoral 
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Area  2A  -  Cont'd 

NAME 

ADDRESS 

McPherson,  C.  B. 

21  Wilber  ton  Road 

Pape,  Mr. 

18  Deer  Park  Crescent 

Pasken,  Mr. 

2  Deer  Park  Crescent 

Patton,  Mrs. 

28  Gormley  Avenue 

Patton,  Mr. 

47  Gormley  Avenue 

Pegler,  Mr. 

58  Duggan  Avenue 

Robertson,  Mr. 

79  Gormley  Avenue 

Rodney,  Paul 

71  Lawton  Boulevard 

Rous,  H.  L. 

29  Oriole  Gardens 

Sampson,  Betty 

111  Heath  Street  West 

Tidy,  Mr. 

61  Heath  Street  West 

Watson,  Mr. 

59  Duggan  Avenue 

Weir,  C.  H. 

107  Heath  Street  West 

AREA  2B  -  MEETING,  MARCH  21,  1961 
PANEL  MEMBERS  DISCUSSION  GROUP  CHAIRMEN 


Alderman  Horace  Brown 
Alderman  David  Rotenberg 
Mr.  A.  Bassett 
Mr.  M.  Glassco 
Mr.  W.  H.  Noble 

NAME 


Coulthard,  J. 
Davis,  Dr.  Ruth 
F  enn ,  H .  E . 
Glassco,  M. 
Harris,  Dr.  R.  I. 
Hughes,  Mrs.  G. 
Keeffe,  Mr. 
Lipman,  Dr.  D. 
McTavish,  D. 
Morlock,  Wm.  S. 
Phillips,  0.  B. 
Steele,  C.  W. 
Tambakis,  G. 
Walker,  D.  R.  A. 
Wily,  Mr. 


Mr.  P.  S.  Osier,  Q.C. 
Mr.  Carr-Harris 
Mr.  Burnes  Lynd 


ADDRESS 


588  Avenue  Road 

215-7  St.  Clair  (Mrs.  G.  E.  D.  Davis) 

212  St.  Clair  West 

83  Lynwood  Avenue 

75  Forest  Hill  Road 

9  Parkwood  Avenue 

206  Heath  Street  West 

206  St.  Clair  West 

165  St.  Clair  West 

15  Forest  Hill  Road 

22  Montclair  Avenue 

28  Oriole  Road 

369  Spadina  Road 

92  Forest  Hill  Road 

392%  Spadina  Road 
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AREA  3  -  MEETING,  MARCH  23,  1961 
PANEL  MEMBERS  DISCUSSION  GROUP  CHAIRMEN 


Mr.  T.  Mills 

Alderman  B.  Michael  Grayson 
Alderman  Charles  Tidy 
Mr.  D.  G.  Armstrong 
Mrs.  E.  A.  Livingston 

NAME 

Agnew,  Mrs. 

Alquist,  Mr. 

Anderson,  Mr.  P.,  rep  of  indus. 
Ar  a  thcheyer ,  Mr . 

Alderman  Archer 
Bertram,  Mr. 

Bonnell,  W. 

Bowes,  Mr. 

Brown,  Bruce 
Byam,  Mrs.  M. 

Campbell,  Mrs.  M.  (Alderman) 
Crown,  Mr. 

Dennison,  Mr.  (Controller) 
Dorrie,  Mr. 

Endicott,  Mr. 

Faulkner,  Mrs. 

Fiegehen,  Mrs. 

Fisher,  Mr. 

Fleming,  Mrs. 

Garland,  Mr.,  for  Perini 
Graham,  Mrs. 

Hall,  Mr.,  rep  CNR  Assoc. 
Harrison,  Mr. 

Hudson,  Mr. 

Hudson,  Mr. 

Janzen,  Mrs. 

Jarvis,  Mr.  (Halifax  Ins.) 
Keller,  Mr.,  rep  Mr.  Daly 
Lenglen  for  Bible  Society 
Livingstone,  Mrs. 

McNiffe,  Mr. 

Mills,  Mr. 

Moran,  Mrs. 

Mulrooney,  J. 

Pius,  Father 

Robinson,  Mr.  -  Frontiers  Colleg 
Russell,  J. 

Sage,  Mrs.  V. 

Salvetti,  G. 


Mr.  E.  A.  Wild 
Mr.  J.  H.  Amys,  Q.C. 
Mr.  Clarry 
Mr.  G.  Saunders 


ADDRESS 

58  Woodlawn  Avenue  West 

27  Alcorn  Avenue 
Gange  &  Birch 

91  Walker  Avenue 

72  Farnham  Avenue 

I  Oriole  Road 

40  Oaklands  Avenue 

48  Jackes  Avenue 
137  Alcorn  Avenue 

29  Rosehill  Avenue 

9  Jackes  Avenue 
79  Woodlawn  Avenue 

28  Foxbar  Road 

40  Shaftesbury  Avenue 
36  Summerhill  Avenue 
22  Foxbar  Road 

49  Jackes  Avenue 
62  Balmoral  Avenue 
Cottingham  Street 

92  Birch  Avenue 

33  Woodlawn  Avenue  East 

33  Woodlawn  Avenue  East  (phone  call) 

16  Sidney  Street 

303  Yonge  Street 

36-42  Jackes  Avenue 

32  Jackes  Avenue 

77  Walker  Avenue 

16  Tacoma  Avenue 

85  Woodlawn  Avenue  East 

27  Foxbar  Road 

II  Oaklands  Avenue 

De  LaSalle  Oaklands  Private  School 
131  Farnham  Avenue 
s  31  Jackes  Avenue 
83  Woodlawn  Avenue  East 
130  Alcorn  Avenue 
127  Cottingham  Street 
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Area  3  -  Cont' d 
NAME 

Schrottenloher ,  Mrs.  0. 
Scott,  D. 

Scroggie,  Mr. 

Somers,  Mrs. 

Stewart,  B. 

Szabo,  L. 

Vanhoort,  Mr. 

Walker,  Mrs.  Douglas 
Wheatley,  Mr. 

Whittaker,  Mrs. 
Williams,  Mr. 


ADDRESS 

30  Sidney  Street 
54  Cottingham  Avenue 
38  Summerhill  Avenue 
116  Balmoral  Avenue 
76  Walker  Avenue 

37  Birch  Avenue 
139  Farnham  Avenue 

41  Walker  Avenue 

38  Balmoral  Avenue 
Birch  Avenue,  north  side 

42  Shaftesbury  Avenue 


AREA  4  -  MEETING,  MARCH  27,  1961 


PANEL  MEMBERS 


DISCUSSION  GROUP  CHAIRMEN 


Mr.  F.  Manchel 
Alderman  David  Rotenberg 
Mrs.  D.  P.  Gauthier 
Dr.  W.  Lindsay 
Mr.  S. T  roster 


Mr.  E.  J.  Howson 
Mr.  J.  R.  Fraser 
Mrs.  E.  V.  Oag 
Mr.  H.  Heifitz 


NAME 


ADDRESS 


Acland,  Jas. 

Aitken,  W.  E.  M. 

Armstrong,  Mr. 

Baer,  H.  A. 

Baker,  H. 

Barabridge,  Mr.,  rep  owner 
Bell,  Mr.  &  Mrs. 

Biggar,  Mr. 

Bingham,  Mr. 

Boley,  Mr. 

Brewin,  Frances 
Biggar,  June 

Christian,  Mr.  &  Mrs.,  Groc. 
Hillside  Food  Market 
Constable,  D.  L. 


223  Cottingham  Street 
76A  Hilton  Avenue 
52  Austin  Terrace 
8  Boulton  Drive 
117  Hilton  Avenue 

54  Foxbar  Road  (Foxbar  Apartments) 

257  Poplar  Plains  Road 

82  Poplar  Plains  Crescent 

70  Lynwood  Avenue 

25  Poplar  Plains  Crescent 

54  Rathnelly  Avenue 

212  Cottingham  Street 

298  Avenue  Road 
14  Boulton  Drive 


Cornish,  Mr.,  rep  Norman  Johnstone  462  Avenue  Road 


Crooks ton,  Mrs. 

Daniel,  Brother,  representing 

Dawson,  Mrs.  May 
Dynka,  J. 

Elsley,  W.  B. 

Fletcher,  Hugh 
Fleury,  Mr. 


246  Russell  Hill  Road 

De  LaSalle  Oaklands  Private  School 

131  Farnham  Avenue 

23  Rathnelly  Avenue 

109  Hilton  Avenue 

58  Poplar  Plains  Road 

19  Rathnelly  Avenue 

Poplar  Plains  Avenue 
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Area  4  -  Cont'd 


NAME 

ADDRESS 

Folk,  Frank 

122  Macpherson  Avenue 

Gianelli,  Brigadier 

208  Balmoral  Avenue 

Gooderham,  Mr. 

17  Warren  Road 

Grieve,  Mr. 

78  Hilton  Avenue 

Grimshaw,  Mrs.  D.  M. 

71  Glen  Edyth  Drive 

Her lick,  Carl 

12  Poplar  Plains  Crescent 

Imery,  M.  -  concerned  with 

146  -  152  Hilton  Avenue  (Apartments) 

Kershaw,  Mr. 

39  Austin  Terrace 

King,  A.  S. 

290  Spadina  Road 

Lang,  Mrs. 

23  McMaster  Avenue 

Larkin,  Mr. 

56  Warren  Road 

Lewis,  David 

11  Lynwood  Avenue 

Lindsay,  Dr. 

222  Balmoral  Avenue 

Locke,  Mr. 

18  Lynwood  Avenue 

Mack,  N.  C. 

1355  Bathurst  Street 

Martin,  John  H. 

112  Boulton  Drive 

Merklem,  Mrs.  Maribell 

43  Poplar  Plains  Crescent 

Mitchell,  Mrs. 

299  Avenue  Road 

Oag,  Mr. 

10  Boulton  Drive 

Overton,  C.  E. 

625  Davenport  Road 

Papernick,  Mr. 

44  Austin  Terrace 

Ramsay,  Mr. 

227  Balmoral  Avenue 

Reed,  Mrs.  Rosaleen 

Avenue  Road  Millinery  Shop 

Reid,  Robert 

27  Poplar  Plains  Crescent 

Robinson,  Mr. 

28  McMaster  Avenue 

Small,  R. 

7  Edmund  Avenue,  Apartment  209 

Smith,  S. 

10  Foxbar  Road 

Smith,  Mr. 

455  Avenue  Road 

Spizer,  Mrs.  Aaron 

1357  Bathurst  Street 

Sterns,  Marshall 

91  Glen  Edyth  Drive 

Toll,  Mr. 

457,  459,  461  Avenue  Road 

Tomlinson,  Christopher 

38  Poplar  Plains  Crescent 

Toper er,  Ernest 

11  Rathnelly  Avenue 

Vanstone,  J. 

179  Poplar  Plains  Road 

Wapper,  R. 

436  Avenue  Road 

Wells,  Mr. 

463  Avenue  Road 

Wilkes,  Peter 

17  Poplar  Plains  Crescent 

Williamson,  Mr. 

199  Cottingham  Street 

Wilson,  Mr. 

Avenue  Road 

AREAS  5  &  6  - 

MEETING,  MARCH  28,  1961 

PANEL  MEMBERS 

DISCUSSION  GROUP  CHAIRMEN 

Dr.  M.  H.  McLuhin 

Mr.  E.  Torrington 

Alderman  Horace  Brown 

Mr .  C .  Over  ton 

Mr.  P.  Easser 

Mr.  W.  L.  Mcllveen 

Mr.  F.  J.  Dudycha 

Mr.  B.  Lowes 

Mr.  W.  H.  Noble 

Mr.  J.  Adaskin 
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Areas  5  &  6  -  Cont'd 


NAME 

ADDRESS 

Adaskin,  Mr. 

60  Lyndhurst  Avenue 

Bromby,  Mr. 

617  Davenport  Road 

Colin,  Mr. 

no  address  given 

Creem,  Mr. 

618  Davenport  Road 

Cure ton,  Mr. 

305  Sheldrake  Avenue 

Dworkin,  Mrs.  A. 

83  Wells  Hill  Avenue 

Eljas,  Mr. 

600  Davenport  Road 

Grove,  Mr. 

14  Bridmah  l 

Hanson,  Mr. 

8  Wells  Hill  Avenue 

Harman,  Mr. 

61  Lyndhurst  Avenue 

Hayden,  Mrs.  W. 

86  Lyndhurst  Avenue 

Hayden,  W. 

86  Lyndhurst  Avenue 

Hope,  Y. 

88  Wells  Hill  Avenue 

Lutton,  T. 

51  Wells  Hill  Avenue 

MacCallum,  H.  R. 

27  Wells  Hill  Avenue 

McCar lough,  Mrs. 

76  Wells  Hill  Avenue 

Murphy,  T. 

71  Wells  Hill  Avenue 

Nagy,  D. 

2  Wells  Hill  Avenue 

Ogilvie,  Mrs. 

507  Davenport  Road 

Pengalley,  Mr. 

148  Lyndhurst  Avenue 

Rae,  Mrs. 

316  Spadina  Road 

Roy,  Mr. 

356  Howland  Avenue 

Samuel,  M. 

4  Austin  Crescent 

Telch,  Mr. 

607  Davenport  Road 

Victor,  Mrs. 

Lyndhurst  Avenue 

Wagner,  Mr. 

10  Dartnell  Avenue 

Wells,  Mr. 

344  Howland  Avenue 

Wells,  Mr. 

374  Walmer  Road 

DEER  PARK  PLANNING  DISTRICT  APPRAISAL 


SUPPLEMENTARY  REPORT 


APPENDIX  IV 


ZONING  APPLICATIONS  DEFERRED  PENDING 


COMPLETION  OF  THE  APPRAISAL 


vi’i'iA  i 
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PROPERTY 

NAME  AND  ADDRESS  OF  APPLICANTS 

1.  S.  side  of  St.  Clair 

W.  of  Avenue  Road 
(153  St.  Clair  W.) 

Harvey  Tenenbaum 

460  Winona  Drive 

Toronto 

2.  Lawton  Boulevard 
(shopping  area) 

Mr.  M.  Tanz 

Skylark  Construction  Company  Limited 

146  Bloor  Street  West 

Toronto 

3.  W.  side  of  Deer 

Park  Crescent 

Sandor  Hofstedter 

24  Yeomans  Road 

Downsview  P.0. ,  Ontario 

4.  East  end  of 

Pleasant  Blvd. 

V.  T.  Mooney,  Secretary 

Unit  ed  Church  of  Canada 

85  St.  Clair  Avenue  East 

Toronto 

5.  6-18  Lynwood  Avenue 

Karl  Hahn 

6  Lynwood  Avenue 

Toronto 

6.  1357  Bathurst  Street 

Lea  Spitzer 

1357  Bathurst  Street 

Toronto 

7.  N/E  corner  of  Bathurst 
St.  &  Davenport  Road 

John  Gale  Crean,  Treasurer 

Hillcrest  Convalescent  Hospital 

47  Austin  Terrace 

Toronto 

8.  588  Avenue  Road 

J.  G.  Coulthard 

588  Austin  Road 

Toronto 

9.  Walker  Avenue 

53  property  owners  on  petition 
per  Mr.  &  Mrs.  R.  Garnett 

42  Walker  Avenue 

Toronto 

10.  383  Spadina  Road 

44  &  46  Montclair  Ave. 

Thomas  Irwin 

385  Spadina  Road 

Toronto 

11.  14  Woodlawn  Avenue 

Trustees  of  Holy  Trinity  Armenian  Church 
per  Neiman,  Bissett  &  Seguin 

35  Hayden  Street 

Toronto 
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PROPERTY 


NAME  AND  ADDRESS  OF  APPLICANTS 


12.  160  Balmoral  Avenue  Carvil  Enterprises  Limited 

Shudell  Investments  Limited 

Garthorne  Investments  Limited 

per  McKeown,  Yoerger,  Chown  &  Hudson 

121  Richmond  Street  West 

Toronto 

13.  314  St.  Clair  Ave.  W.  Three -Four teen  St.  Clair  W.  Limited 

per  Shirley.  Steinberg 
314  St.  Clair  Avenue  West 

Toronto  10 


•  or 


22  920 


